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PREFACE  TO  THE  SECOND 
EDITION 

The  first  edition  of  this  little  volume  was  written  in 
1892,  and  the  preface  to  that  edition  sufficiently  explained  the 
general  attitude  of  the  writer  at  that  time.  In  the  interval 
many  of  his  opinions  have  doubtless  undergone  modification, 
but  he  must  confess  to  a  feeling  of  pleasure  in  finding  that 
he  has  little  to  retract.  On  the  contrary,  a  larger  experience 
has  confirmed  many  views  previously  advocated  on  a  priori 
grounds  alone,  and  those  views  have  in  several  cases  now 
been  endorsed  by  responsible  authorities.  As  an  example 
may  be  mentioned  the  question  of  "  betterment."  Fourteen 
years  ago  the  London  County  Council  was  keenly  anxious 
to  establish  a  new  tax,  called  a  "  betterment "  tax,  to  be 
levied  on  all  property  that  was  enhanced  in  value  by  a 
street  improvement.  It  seemed  to  the  present  writer,  largely 
on  a  priori  grounds,  that  this  scheme  was  unsound,  and 
several  pages  of  the  first  edition  of  this  book  were  de- 
voted to  urging  that  the  "betterment"  idea  should  be 
dropped,  and  that  the  Council  should  recoup  itself  for  the 
cost  of  street  improvements  by  buying  up  a  wide  margin 
of  surplus  land,  and  selling  it  again,  or  letting  it  on  lease, 
when  the  improvement  was  complete.  After  wasting  much 
valuable  time,  and  after  spending  many  thousand  pounds 
of  the  ratepayers'  money  in  promoting  Bills  in  Parliament, 
the  London  County  Council  has  now  virtually  abandoned 
the  whole  idea  of  "  betterment,"  having  tardily  discovered 
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that  the  method  of  recoupment  is  both  easier  of  application 
and  more  fruitful  in  results.  In  a  letter  to  the  Times  of 
29th  April  1905,  Mr.  Shaw  Lefevre  (now  Lord  Eversley) 
describes  the  working  of  the  recoupment  method  in  the  Hol- 
born  and  Strand  Improvement  Scheme.  This  is  the  great 
scheme  that  the  Council  for  eight  or  nine  years  refused  to 
undertake,  unless  it  received  power  to  impose  a  betterment 
tax.  In  the  letter  referred  to,  Mr.  Shaw  Lefevre  shows  that, 
whereas  the  original  scheme  proposed  by  the  Council,  in 
connection  with  a  betterment  tax,  would  have  involved  a 
heavy  charge  upon  the  ratepayers,  the  scheme  finally 
adopted  on  the  recoupment  principle  is  calculated  to  yield  an 
annual  net  profit  to  the  ratepayers  of  about  ;^3ooo  a  year. 

Another  point  on  which  the  present  writer  ventured  in 
1892  to  differ  from  what  then  was  an  accepted  article  of 
faith  among  persons  claiming  to  be  progressive,  is  the 
question  of  mining  royalties.  In  the  first  edition  of  this 
book  it  was  urged  that  more  importance  had  been  attached 
to  the  question  of  mining  royalties  than  the  subject  deserved, 
and  that  the  proposal  to  abolish  these  royalties  was  neither 
equitable  nor  practicable.  These  views  were  fully  confirmed 
by  the  Report  of  the  Royal  Commission  on  Mining  Royalties 
published  a  year  later,  and  political  agitation  upon  the 
subject  has  practically  ceased. 

On  the  connected  question  of  the  taxation  of  land  values, 
the  present  writer  still  has  the  misfortune  to  find  himself — 
as  he  is  presumptuous  enough  to  think — in  advance  of 
current  Liberal  opinion.  Here  again,  however,  he  has  the 
satisfaction  of  knowing  that  the  views  which  he  expressed 
in  1892  were  almost  entirely  confirmed  after  prolonged 
inquiry  both  by  the  majority  and  by  the  minority  Report 
of  the  Royal  Commission  on  local  taxation.     The  material 
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furnished  by  these  reports  has  made  it  possible  greatly  to 
strengthen  the  chapters  dealing  with  proposals  for  the  taxa- 
tion of  land  values. 

Another  matter  which  deserves  passing  reference  is  the 
housing  policy  of  the  London  County  Council.  In  its 
earlier  days  the  Council  took  up,  with  a  burst  of  enthusiasm, 
a  scheme  for  building  workmen's  dwellings  on  a  site  in 
Bethnal  Green.  This  scheme  was  attacked  in  the  1892 
edition  of  this  book  on  the  ground  that  it  was  folly  to  build 
dwellings  on  a  site  that  could  command  a  much  higher  rent 
for  warehouses  and  shops.  After  many  costly  experiments, 
the  London  County  Council  seems  to  have  come  round  to 
this  view,  and  is  now  confining  its  building  operations  almost 
entirely  to  suburban  sites,  where  land  can  be  bought  for  a 
moderate  price,  and  where  the  tenants  of  the  Council  can 
obtain  sufficient  air  and  space  for  healthy  human  life. 

These  points,  in  which  events  have  justified  opinions 
expressed  fourteen  years  ago,  are  not  raked  up  for  the  mere 
pleasure  of  saying  "  I  told  you  so,"  but  because  they  illus- 
trate the  value  of  applying  abstract  reasoning  to  political 
problems.  This  is  a  process  for  which  Englishmen  are  said 
to  have  a  profound  dislike ;  yet  ultimately  it  is  a  process 
from  which  they  cannot  escape.  In  the  long  run  the  de- 
spised laws  of  logic  have  to  be  obeyed,  and  therefore  we 
only  waste  time  by  attempting  to  solve  any  problem  without 
the  aid  of  abstract  reasoning.  This  does  not,  of  course, 
mean  that  facts  are  of  no  account.  Facts  are  the  material 
upon  which  reason  works.  They  are  things  to  be  con- 
scientiously studied,  under  the  searchlight  of  abstract 
reason,  not  things  to  be  piled  in  a  corner  for  use  as  con- 
troversial brickbats.  This  truth  was  constantly  forced 
upon  the  attention  of  the  present  writer  during  the  recent 
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Free  Trade  controversy.  The  facts  and  figures  hurled  by  the 
two  sides  at  one  another  during  that  controversy  proved 
nothing.  The  commercial  life  of  a  great  nation  is  so  com- 
plex that  one  set  of  facts  and  figures  can  always  be 
balanced  by  another  set,  so  that  the  truth  can  only  be 
discovered  by  going  back  to  first  principles.  The  doctrine 
of  Free  Trade  is  true,  not  because  the  Board  of  Trade  returns 
say  this  or  that,  but  because  the  doctrine  can  be  deduced 
by  strict  process  of  logic  from  elementary  and  fundamental 
propositions  which  all  the  world  accepts. 

Apart  from  the  changes  necessitated  in  the  treatment  of 
these  controversial  subjects,  other  changes  in  the  present 
edition  have  been  rendered  necessary  by  intervening  legis- 
lation. For  example,  several  pages  were  devoted  in  the 
earlier  edition  to  the  advocacy  of  the  equalization  of  the  Death 
Duties  on  real  and  personal  property.  This  great  reform 
was  accomplished  by  Sir  William  Harcourt  in  1894,  and 
the  reproduction  of  arguments  in  support  of  it  is  unnecessary. 
A  good  many  changes  have  also  been  made  in  the  historical 
chapters,  in  the  light  of  more  recent  research.  In  this 
connection  the  thanks  of  the  writer  are  specially  due  to  Mr. 
H.  W.  Clemesha  for  many  useful  criticisms  and  suggestions 
both  upon  this  and  upon  other  chapters. 

The  reform,  most  strongly  urged  in  the  earlier  edition, 
was  such  a  modification  of  the  landowner's  rights  as  would 
secure  to  every  well-behaved  person  freedom  to  roam 
over  uncultivated  land.  That  reform  is  also  strongly  advo- 
cated in  the  present  edition.  In  addition  stress  is  laid 
upon  a  proposal  that  is  forced  into  prominence  the  moment 
the  question  of  land  taxation  is  discussed,  namely  the 
establishment  of  a  graduated  income-tax  which  would 
apply  to  all  classes   in   the  community,  so  that  even  the 
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poorest  person  may  make  some  direct  contribution,  how- 
ever smali,  to  the  service  of  the  State.  In  the  chapter 
deaUng  with  this  subject,  the  administrative  and  financial 
advantages  of  this  reform  are  considered  at  length. 

These  advantages,  however,  are  of  far  less  importance 
than  the  effect  which  would  be  produced  on  the  char- 
acter of  the  electorate,  and  consequently  on  the  character 
of  the  Government.  We  are  trying  in  this  country — and 
wisely  trying— to  establish  a  truly  democratic  Govern- 
ment. We  shall  not  succeed  unless  the  democracy  is 
made  conscious  of  its  responsibilities.  At  present  that 
consciousness  barely  exists.  The  parliamentary  franchise 
is  now  possessed  by  almost  every  adult  male,  yet  an 
enormous  number  of  voters  take  not  the  slightest  interest 
in  the  questions  submitted  to  them  for  decision,  and 
hundreds  refuse  at  every  election  to  go  to  the  poll  unless 
they  are  conveyed  in  motor  cars.  There  is  even  good 
reason  to  fear  that  actual  bribery,  with  hard  cash,  still  pre- 
vails to  a  very  large  extent.  If  democracy  is  to  be  a  success 
it  is  essential  that  every  voter  should  regard  his  or  her  vote 
as  a  privilege  to  be  paid  for,  not  as  a  right  to  be  sold. 
Unless  this  vital  principle  can  be  secured  it  is  certain  that, 
though  dem.ocracy  may  continue  to  exist  in  form,  it  will 
never  exist  in  substance.  It  will  be  cajoled  by  aristocracy 
or  purchased  by  plutocracy.  That  is  why  those  who  are 
thinking  of  the  future  of  their  country,  and  not  of  this  or 
that  ephemeral  project,  will  concentrate  attention  on  the 
creation  of  some  direct  link  between  the  exercise  of  civic 
power  and  the  discharge  of  civic  obligations. 

H.  C. 

Clays  Inn,  September  igo6 


PREFACE  TO  THE   FIRST  EDITION 

The  present  volume  does  not  profess  to  be  complete.  The 
writer  started  with  a  bias  in  favour  of  land  nationalization, 
but  at  the  outset  of  his  work  was  obliged  to  recognize  that 
no  well-thought-out  scheme  had  yet  been  presented  to  the 
public,  and  that  many  professed  land  nationalizers  grounded 
their  faith  on  arguments  historically  or  economically  un- 
sound. It  seemed  then  to  him  that  the  most  important 
thing  to  be  done  from  every  point  of  view  was  to  attack 
these  mistakes ; — no  cause  however  good  can  make  headway 
as  long  as  it  is  encumbered  by  arguments  that  will  not  bear 
examination.  Incidentally,  various  proposals  for  the  reform 
of  local  taxation  have  been  considered,  and  an  alternative 
reform  suggested.  On  the  general  question,  the  writer  has 
limited  his  own  initiative  to  a  few  suggestions.  Underlying 
all  of  them  are  two  main  propositions — that  our  first  steps 
towards  land  nationalization  should  be  experimental,  and 
that  meanwhile  we  should  improve  to  the  uttermost  the 
present  system  of  individual  ownership.  Among  the 
reforms  suggested,  the  one  on  which  the  writer  lays  most 
stress,  is  the  demand  that  the  landowner's  present  power  of 
exclusion  should  be  so  restricted  that  the  unoffending  public 
may  enjoy  the  Right  to  Roam  over  all  uncultivated  land. 

H.  C. 

I  Field  Court 

July  1892  ,rv,,      . 
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CHAPTER      I. 

INTRODUCTION. 

As  a  vague  ideal,  land  nationalization  seemed  a  few 
years  ago  to  be  rapidly  growing  in  popularity.  The  unrest- 
ful  spirits  among  us — radicals,  socialists,  and  other  dis- 
turbers of  the  public  peace — either  captivated  by  the 
simplicity  of  Mr.  Henry  George's  theories,  or  painfully 
seeking  for  some  definite  aid  to  labourer  and  to  farmer, 
turned  their  eyes  hopefully  to  the  suggestion  that  the 
nation  should  possess  her  own  soil.  Indeed  many  persons 
are  still  so  hopeful  of  this  suggestion,  that  they  believe 
it  to  contain  a  panacea  for  all  the  social  difficulties  that 
perplex  the  community.  And  though  such  a  demand  on 
our  faith  is  certainly  a  large  one,  it  is  less  absurd  than  it 
sounds  at  first  hearing.  For  the  use  of  land  is  as  essential 
to  human  life  as  the  use  of  air.  At  the  very  least  each 
individual  must  have  space  enough  to  stand  upon.  Yet 
nine  out  of  every  ten  Englishmen  have  no  independent 
right  to  the  use  of  any  scrap  of  land  beyond  the  limited 
area  which  has  been  dedicated  to  the  public  for 
specific  purposes.  They  can  neither  work  nor  play  nor 
sleep  without  a  previous  permit,  and  this  permit 
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must  be  obtained  from  individuals  who  are  presumed  by  the 
laws  of  the  country  to  exercise  their  powers  in  their  own 
private  interest,  and  not  in  the  interest  of  the  community. 

Thus  baldly  stated  the  system  of  private  property  in  land 
appears,  on  the  face  of  it,  to  involve  such  a  terrible  incubus 
upon  human  enjoyment  and  human  freedom,  that  the  hope- 
ful may  be  excused  for  dreaming  that  universal  happiness 
would  follow  the  removal  of  the  system.  In  practice,  how- 
ever, private  property  in  land  is  not  so  terrible,  even  in 
England,  as  the  strict  legal  theory  would  justify  one  in 
believing.  At  every  turn  the  crude  severity  of  the  system  is 
mitigated  by  various  arrangements,  legal,  moral,  or  economic, 
which  make  life  at  least  tolerable  for  the  majority  of  EngUsh- 
men  ;  and  as  a  matter  of  fact  most  of  us  go  to  our  graves 
without  once  having  realized  that  we  have  only  been  living 
on  the  sufferance  of  private  landowners.  Obviously  these 
practical  mitigations  alter  the  whole  perspective  of  the 
problem.  Instead  of  wildly  longing  for  the  abolition  of 
private  property  in  land,  as  the  slave  longs  for  the  breaking 
of  his  chain,  we  have  to  estimate  how  the  known  dis- 
advantages and  advantages  of  private  ownership  compare 
on  the  balance  with  the  anticipated  advantages  and  dis- 
advantages of  communal  ownership.  To  provide  materials 
for  this  comparison  is  the  main  object  of  the  present  book. 

Nationalization  includes  Municipalization, — First  of  all, 
however,  it  is  necessary  to  be  quite  clear  as  to  the  limits 
of  the  problem  we  are  going  to  consider.  By  itself  the 
word  "  nationalization  "  implies  that  some  authority  repre- 
senting the  whole  nation  shall  enter  into  possession  of  the 
land.  But  latterly  the  idea  has  been  gaining  ground,  that 
the  evils  of  individual  owoiership  can  most  conveniently  be 
removed  by  substituting  local  public  authorities  for  private 
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landlords,  in  one  word,  by  "  municipalizing  "  instead  of  by 
nationalizing  the  land.  A  moment's  reflection,  however,  will 
show  that  these  two  proposals  are  in  principle  identical.  In 
England,  and  for  that  matter  in  every  other  country,  muni- 
cipal authorities  are  essentially  subordinate  to  the  sovereign 
national  authority.  Municipal  corporations  could  only 
acquire  the  land  by  the  consent  of  the  national  authority, 
and  that  authority  would  also  define  the  conditions  on 
which  they  should  hold  the  land.  Whether  therefore  the 
land  should  be  "  nationalized  "  or  "  municipalized  "  is  purely 
a  question  of  administrative  convenience,  and  the  term 
**  nationalization  "  will  throughout  these  pages — except  where 
the  contrary  is  obviously  implied — be  assumed  to  include 
"  municipalization." 

Ownership  involves  two  distinct  rights. — By  way  of 
further  clearing  the  ground,  it  is  well  at  once  to  emphasize 
an  important  distinction  connected  with  the  right  of  owner- 
ship, which  will  have  to  be  more  fully  considered  later  on. 
Behind  all  the  varied  forms  of  ownership  there  lie  two  rights 
— the  right  to  derive  a  revenue  from  the  land,  and  the  right 
to  determine  the  use  to  which  the  land  shall  be  put.  It 
is  mainly  on  the  extent  to  which  these  two  independent 
rights  are  retained  in  the  same  hand  that  the  differences 
in  the  forms  of  ownership  depend.  The  farmer  occupying 
his  own  freehold  enjoys  in  his  own  person  both  rights. 
The  equitable  owner  of  a  fully  mortgaged  estate  parts 
with  the  revenue  of  the  land,  but  retains  the  right  of  direc- 
tion. The  ground  landlord  of  an  estate  let  on  building 
leases  gives  up  the  right  of  direction  but  retains  the  revenue. 
An  intermediate  type  of  landlord,  in  practice  very  numerous, 
retains,  in  addition  to  the  revenue,  a  partial  control  over 
his  land  by  letting  it  for  short  terms. 
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Three  schools  of  Land  Nationalizers. — These  varying 
types  of  landownership  are  under  present  conditions  mere 
matters  of  convenience  determined  by  private  bargaining. 
But  as  soon  as  it  is  proposed  to  substitute  national  for  in- 
dividual ownership,  the  determination  of  the  character  of  the 
ownership  to  be  created  becomes  a  question  of  fundamental 
importance.  Is  the  State  to  claim  the  revenue  of  the  land 
alone,  or  the  direction  alone,  or  is  it  to  claim  both  revenue 
and  direction  ?  The  question  is  variously  answered  by 
three  schools  of  social  reformers.  The  school  that  draws 
its  inspiration  from  the  writings  of  Mr.  Henry  George  is 
anxious  only  to  secure  the  revenue  of  the  land.  By  gradually 
increasing  taxation  this  school  would  transfer  all  land  reve- 
nues from  the  present  proprietors  to  the  nation.  With  the 
control  of  the  land  they  would  not  interfere.  Another 
school  of  land  nationalizers,  led  by  Mr.  Alfred  Russel 
Wallace,  take  exactly  the  opposite  view.  In  their  opinion, 
to  interfere  with  the  monetary  rights  of  the  present  owners 
would  be  unjustifiable  ;  all  they  care  about  is  the  power  to 
control  the  use  of  the  land.  This  power  they  would  transfer 
to  the  State,  and  at  the  same  time  guarantee  to  the  dis- 
possessed landholders  a  permanent  income  calculated  on 
their  present  receipts.  Last'y,  we  have  the  sociaHsts,  who 
want  both  the  revenue  and  the  control. 

The  meaning  of  the  word  "  land." — One  point  more ; — to 
attempt  to  consider  the  problem  of  land  nationalization — as 
is  sometimes  unconsciously  done — on  the  supposition  that 
"  land  "  means  agricultural  land,  is  to  ignore  perhaps  the 
major  part  of  the  problem.  To  the  majority  of  Englishmen, 
the  terms  on  which  they  are  to  be  allowed  to  occupy  a 
sufficient  area  of  land  for  their  private  houses,  for  their 
factories  and   schools,  for  their  places  of  amusement  and 


INTRODUCTION.  5 

their  places  of  worship,  are  at  least  as  important  as  the  con- 
ditions of  land  tenure  under  which  part  of  their  food  is 
produced.  For  under  no  system  of  land  tenure  will  English 
people  be  able  to  control  the  production  of  all  the  food  they 
eat  At  the  present  day,  more  than  half  of  our  food  is  grown 
on  land  that  is  clearly  beyond  our  control  as  a  nation  ;  and 
whatever  the  future  may  bring  in  the  way  of  more  complete 
cultivation  of  English  soil,  it  is  safe  to  prophesy  that  we 
shall  always  find  it  advantageous  to  import  our  tea  and 
sugar  and  rice,  besides  minor  articles  of  popular  con- 
sumption. Consequently,  at  best  the  nationalization  of 
agricultural  land  will  only  give  us  a  partial  control  over  our 
food  supply,  while  the  nationalization  of  urban  or  residential 
land  may  give  us  a  complete  control  over  our  houses. 
Again,  a  very  large  proportion  of  the  income  of  the  nation 
is  derived  from  the  mere  business  of  digging  up,  and  pre- 
paring for  the  market,  coal  and  iron,  tin  and  copper,  lime- 
stone and  granite  and  slate  ;  while  perhaps  a  still  larger 
proportion  comes  from  industries  which  are  dependent  for 
their  success  on  a  plentiful  supply  of  the  first  two  of  these 
minerals.  Obviously,  then,  in  considering  the  subject  of 
land  nationalization,  at  least  some  attention  must  be  paid  to 
the  mineral  wealth  that  lies  beneath  the  surface  of  the  land. 
As  far  as  possible,  therefore,  in  the  following  pages,  each  of 
the  three  main  utilities  of  land  will  be  kept  carefully  in  view. 


CHAPTER  II. 

AN    HISTORICAL   SKETCH. 

There  are  few  subjects  on  which  modern  research  has 
thrown  more  light  than  the  conditions  under  which  EngHsh 
land  in  past  centuries  was  held  and  cultivated.  That  the 
subject  is  not  yet  exhausted  any  one  who  attempts  to  grapple 
with  it  will  speedily  discover.  There  are  large  blanks  in  the 
evidence  which  can  only  be  filled  in  by  inference ;  and  the 
inference,  though  often  the  result  of  logical  deduction  from 
ascertained  facts,  is  at  other  times  unfortunately  little  better 
than  mere  guess  work.  We  do  not  even  know  whether  our 
ancestors,  when  they  settled  in  our  present  home,  were 
organized  in  democratic  communities  of  freemen,  or  whether 
the  bulk  of  them  were  servile  or  semi-servile  dependants 
on  aristocratic  rulers.  The  former  theory  finds  its  most 
notable  support  in  the  writings  of  Sir  Henry  Maine ;  the 
latter  in  the  more  recent  work  of  Mr.  Frederick  Seebohm. 
Neither  of  the  ingenious  theories  put  forward  by  these 
distinguished  writers  exhausts  the  possibilities  of  the 
matter,  and  a  still  more  recent  writer,  Professor  Maitland, 
has  shown  that  both  are  far  from  the  truth. 

Sir  Henry  Maine's  theory. — Sir  Henry  Maine,  partly 
following  the  lead  of  Professor  Nasse  of  Bonn,  partly  in- 
fluenced by  his  own  experience  in  India,  suggested  that  the 
village  communities  still  found  in  India  and  in  Russia  had 
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their  counterpart  in  the  German  mark  as  described  by 
Tacitus  nearly  2000  years  ago  ;  and  that  the  German  mark, 
or  village  community,  was  transported  in  its  entirety  to  the 
shores  of  Britain.  There  a  change  took  place.  Under 
the  stress  of  war,  or  civil  disturbance,  the  leading  man 
in  each  little  community  of  freemen  gradually  acquired  a 
more  and  more  dominant  position.  Step  by  step  his  former 
comrades  in  battle  became  his  followers,  his  former  equals 
in  the  village  council  became  his  humble  dependants. 
Thus  by  a  process  of  degradation  the  village  community 
was  converted  into  the  lord's  manor. 

Mr.  Seebohm's  theory. — Mr.  Seebohm  proceeds  on  other 
lines.  Trusting  less  to  analogy  and  more  to  research,  he 
gropes  his  way  back  through  English  history  from  the 
present  to  the  past.  At  each  point  he  finds  the  manor, 
never  the  community.  And  the  farther  he  gets  back 
towards  the  beginnings  of  English  history,  the  more 
servile  does  he  find  the  occupiers  of  the  land,  the  more 
absolute  the  power  of  their  lords.  He  therefore  infers  that 
the  Englishmen  who  first  settled  in  Britain,  brought  with 
them  not  the  free  mark  system  vaguely  described  by 
Tacitus,  but  the  institution  of  slavery  which  undoubtedly 
existed  among  the  German  tribes.  Hence,  if  this  infer- 
ence be  correct,  the  earliest  cultivators  of  English  soil 
were  not  freemen  working  together  in  a  self-governing 
community,  but  slaves  or  serfs  owing  obedience  to  a 
powerful  lord. 

Professor  Maitland's  view. — The  view  taken  by  Professor 
Maitland  is  that  the  country  was  not  divided  either  into  sym- 
metrical communities  or  into  symmetrical  manors,  but  that 
there  were  many  varieties  of  tenure  and  many  grades  in  the 
social   scale.     Nor  were   these   different   tenures   and  re- 
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lationships  defined  by  our  ancestors  a  thousand  years  ago 
with  the  clear  precision  which  we — with  our  nineteenth 
and  twentieth  century  minds — are  always  seeking.  Their 
minds  were  not  subtle  enough  to  dwell  on  the  distinctions 
which  seem  to  us  essential.  It  is  this  fact,  quite  as  much 
as  the  mist  of  time,  that  baffles  our  vision  when  we  try 
to  picture  the  social  and  economic  system  under  which 
our  ancestors  lived.  In  just  the  same  way  the  coins  that 
have  come  down  to  us  from  our  earlier  kings  are  often 
so  blurred  as  to  be  indecipherable.  They  are  blurred, 
not  only  because  they  have  been  worn  by  age,  but  because 
they  were  never  clearly  stamped. 

The  King's  dominium. — Let  us  take  as  a  starting-point 
the  position  of  the  king.  It  is  frequently  asserted  to-day 
that  all  the  land  of  England  was  originally  the  property 
of  the  king.  That  statement  conveys  to  our  minds  to-day 
a  fairly  definite  idea,  but  it  would  have  puzzled  consider- 
ably our  ancestors  of  the  ninth  century.  In  their  minds 
there  was  no  clear  distinction  between  the  king's  rights  as 
the  king,  and  his  rights  as  a  landowner.  The  same  word, 
domifiium,^  is  used  for  both.  Yet  we  know  that  the  kings 
of -England  in  the  ninth  century  had  private  property 
in  some  land,  and  in  addition  had  royal  authority  over  all 
land.  We  find,  for  example,  that  King  /Ethelbert  in  the 
year  858  effected  an  exchange  of  land  with  one  of  his 
own  thanes.2  The  amounts  of  land' were  equal,  and  both 
pieces  were  free  from  all  burdens  except  the  famous  trinoda 
necessitas — of  which  more  anon.  It  is  therefore  clear  that  we 
are  here  dealing  with  a  transaction  between  two  private 
landowners,  not  between  sovereign  and  subject,  as  such. 
If  the  king  had  been  owner  of  all  land,  in  the  modern 
^  Maitland,  p.  224.  '^  Ibid.  p.  244. 
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sense  of  the  term,  he  obviously  could  not  have  exchanged 
some  land  with  another  owner.  The  rights  which  the 
king  possessed  as  sovereign  over  all  land  were,  in  the 
language  of  to-day,  governmental  rather  than  proprietary; 
but  in  the  language  of  the  time,  and  in  the  ideas  of  the 
time,  the  two  blended  into  one  another. 

The  profits  of  justice.  —  Even  the  administration  of 
justice  was  regarded  by  our  ancestors  rather  from  the  point 
of  view  of  the  profit  it  brought  to  the  administrators  than 
of  the  protection  it  gave  to  the  community.  The  right  to 
levy  fines  or  forfeitures  for  a  breach  of  the  peace  was  one 
of  the  most  valuable  rights  which  the  king  possessed,  and 
this  right  seems  to  have  been  regarded  as  inherent  in  the 
kingly  function.  In  addition,  private  landowners  enjoyed 
certain  rights  of  jurisdiction  over  offences  committed 
on  their  estates,  and  these  rights  were  profitable,  and 
highly  appreciated.  Even  an  ordinary  householder  seems 
to  have  been  entitled  to  a  money  payment  if  two  men 
fought  under  his  roof.  Thus,  in  the  tenth-century  mind, 
the  idea  of  land  ownership  was  closely  blended  with  the 
idea  of  criminal  jurisdiction.  When,  therefore,  we  find  the 
king  assigning  by  charter  great  stretches  of  land  to  some 
nobleman,  or  more  often  to  some  prince  of  the  Church, 
we  may  assume  that  he  was  only  assigning  his  jurisdic- 
tional rights  and  the  profits  that  accrued  from  them. 
In  many  cases  this  is  all  that  can  be  meant,  for  the 
land  assigned  was  already  occupied  by  persons  of  all 
social  grades,  many  of  them  possessing  proprietary  or 
quasi-proprietary  rights.  In  much  the  same  way,  to-da)', 
the  owner  of  an  estate  let  on  a  long  building  lease  may 
loosely  speak  of  his  "land";  but  all  he  really  owns  is 
the  right  to  a  fixed   rent,   and    the   right    to   transmit   to 
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persons  not  yet  born  the  power  to  take  the  land  at  the 
end  of  99  or  999  years. 

These  jurisdictional  rights  over  land  played  a  most 
important  part  in  the  social  economy  of  England  both 
before  and  after  the  Conquest.  Apart  from  the  king's 
jurisdiction,  and  the  jurisdiction  of  private  landowners,  there 
was  also  an  ecclesiastical  jurisdiction,  specially  created 
to  deal  with  moral  crimes,  and  speedily  converted  into 
a  source  of  profit.  So  important  were  these  profits 
that  they  were  a  constant  source  of  dispute  between 
different  authorities.  For  example,  Domesday  Book  shows 
that  there  had  been  a  dispute  between  the  king  and  the 
Archbishop  of  Canterbury  as  to  their  respective  rights  to 
the  forfeitures  for  adultery  committed  in  the  borough  of 
Lewes.  The  dispute  was  settled  by  a  compromise.  The 
man  was  to  pay  Ss.  4^.  to  the  king,  and  the  woman  8s.  4^. 
to  the  archbishop.^ 

The  word  "land." — This  primitive  habit  of  treating  the 
administration  of  public  justice  as  a  matter  for  private 
profit  should  alone  warn  us  against  the  danger  of  trying 
to  read  twentieth-century  ideas  into  tenth-century  practices. 
Words  to  which  we  attach  one  meaning  would,  in  the 
minds  of  our  ancestors,  have  quite  a  different  meaning,  and 
we  can  seldom  feel  confident  that  we  know  what  their  mean- 
ing was.  Take  the  word  "  land."  To-day,  when  we  say  that 
a  man  has  so  many  acres  of  land,  we  include  in  that  term 
plough-land  and  pasture,  woods  and  coppices,  parks  and 
gardens.  All  we  are  thinking  of  is  the  area  covered. 
But  for  a  long  time  before  the  Conquest,  and  for  a  long  ■ 
time  after  it,  if  a  man  said  that  he  had  thirty  acres  of 
land  he  meant  that  he  held  certain  strips  of  plough-land 
*  Maitland,  p.  281. 
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scattered  over  the  great  arable  fields  around  the  village, 
and  nominally  measuring  altogether  thirty  acres.  He  had 
no  pasture -land  at  all,  but  the  ownership  of  the  acres 
carried  with  it  the  right  to  share  in  the  common  pasturage. 
As  for  wood-land,  there  was  so  much  of  it  to  spare  that 
a  definition  of  private  rights  was  generally  superfluous. 

The  Domesday  "manor." — Take  next  the  word 
"manor."  Most  people  nowadays  understand  by  a 
manor  a  considerable  landed  estate,  comprising  a  man- 
sion and  several  farms  and  farm-houses  and  labourers' 
cottages;  also  comprising  a  stretch  of  waste  which  the 
lord  of  the  manor  controls,  but  over  which  the  tenants 
of  the  manor  have  common  rights.  Mr.  Seebohm  pictures 
all  England  as  divided  into  such  manors  at  the  time  of 
the  Conquest,  the  boundaries  of  one  manor  coming  up  to 
the  boundaries  of  the  next.  Professor  Maitland,  however, 
has  shown  conclusively  that  the  word  manerium  in  the 
Domesday  record  could  not  have  meant  such  a  manor 
as  this,  for  it  is  often  affixed  to  quite  small  holdings 
barely  sufficient  to  keep  one  family. 

He  suggests  that  the  word,  as  used  by  the  compilers 
of  that  famous  record,  only  meant  a  house  that  was 
separately  chargeable  to  the  heavy  tax  called  Danegeld. 
If  this  suggestion  is  sound,  it  follows  that  there  were 
before  the  Norman  Conquest  many  persons  whom  we 
should  now  describe  as  small  freeholders,  and  who 
were  outside  any  regular  manorial  system. 

Tlianes,  villeins,  cottiers,  boors,  and  slaves. — In  the 
same  way,  when  we  try  to  discover  what  was  the  legal 
status  of  the  different  classes  of  persons  living  in  England 
before  the  Conquest,  we  are  met  with  all  sorts  of  complexities. 
Nobody,    for    example,    precisely   knows    what    was    the 
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position  of  a  thane.  Broadly,  he  may  be  described  as  a 
landowner  and  a  warrior,  but  his  relationship  to  the  king 
or  to  the  great  lord  under  whom  he  lived  is  not  clear. 
More  definite  is  the  position  of  theow  or  slave.  He  could 
be  bought  and  sold  ;  he  could  be  beaten,  and  even  killed,  by 
his  master.  Above  the  slaves  were  the  "  boors."  A  boor 
was  treated,  partly  at  anyrate,  as  a  freeman,  and  a  big  fine 
had  to  be  paid  to  his  relatives  and  to  his  lord  if  he  were 
killed.  He  had  the  use  of  thirty  acres  of  land,  and  had 
a  couple  of  oxen  for  ploughing.  But,  apparently,  he  was 
only  a  tenant  at  will,  and  on  his  death  his  lord  could  take 
possession  of  his  property.  Above  the  boors  came  the 
cottiers  and  villeins.  It  is  they  who  make  up  the  great 
bulk  of  the  people  at  the  time  of  the  Conquest,  and  much 
research  has  been  devoted  to  the  discovery  of  their  pre- 
cise status.  It  may  safely  be  said  that  the  discovery 
will  never  be  complete,  for  the  status  of  these  English 
cottiers  and  villeins  was  a  changing  one.  They  were 
in  many  respects  freemen,  and  under  favourable  econo- 
mic conditions  would,  perhaps,  occupy  almost  as  good 
a  position  if  they  were  freeholders ;  under  bad  con- 
ditions their  position  might  be  but  little  superior  to 
that  of  the  slaves. 

Some  effects  of  the  Conquest.  —  At  the  time  of  the 
Conquest  there  is  little  doubt  that  these  semi-free  tillers 
of  the  soil  were  on  the  down  grade.  The  country  had 
suffered  severely  from  a  succession  of  wars ;  heavy  taxes 
had  to  be  paid,  and  the  landowners  who  were  liable  for 
the  tax  would  press  more  hardly  on  their  tenants.  On  the 
top  of  this  strain  came  the  Conquest.  The  French  con- 
querors were  not  likely  to  press  gently  where  the  English 
lords  had  themselves   pressed  hard.     They  had  come  to 
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England  in  Duke  William's  train  to  make  money,  not 
to  play  at  philanthropy,  and  they  squeezed  every  penny 
they  could  out  of  the  estates  handed  over  to  them.  More- 
over, many  of  the  new  owners  were  evidently  absentees 
— French  bishops  and  abbots  who  worked  their  English 
estates  through  a  bailiff.  Domesday  Book  is  full  of 
evidence  of  the  disastrous  results  to  the  English  people. 
Ancient  rights  were  confiscated  by  the  new  foreign  lords, 
and  fresh  burdens  imposed.  Sometimes  the  compilers  of 
the  great  record  show  by  a  phrase  that  they  were  conscious 
of  the  catastrophe  that  had  fallen  upon  the  nation.  Of  a 
certain  Ailric,  who  holds  a  "  manor "  of  600  acres,  they 
write:  "In  the  time  of  King  Edward  he  held  it  as  his 
own,  but  now  he  holds  it  as  the  tenant  of  William — 
graviter  et  ?niseralnliter."^ 

The  advance  of  feudalism. — Not  only  did  the  Conquest 
degrade  a  large  number  of  English  owners  and  cultivators 
from  independence  to  servitude,  but  it  also  to  a  large  extent 
changed  the  character  of  English  land  tenures  by  the 
wholesale  introduction  of  feudal  ideas.  Doubtless  the 
feudal  idea  had  already  found  its  way  into  England,  but 
it  would  probably  have  advanced  very  slowly  if  there  had 
been  no  French  invasion.  The  Frenchmen  were  familiar 
with  military  tenures  in  their  own  country,  and  the  mere 
fact  that  they  came  as  conquerors,  and  had  to  keep  a  con- 
quered people  in  subjection,  almost  forced  them  to  make 
the  tenure  of  land  dependent  upon  the  obligation  of  military 
service.  In  one  respect  William  the  Conqueror  effected  an 
important  modification  of  the  feudal  system,  to  the  advantage 
of  royal  power.  As  it  existed  in  France,  the  feudal  system 
deprived  the  sovereign  of  the  direct  allegiance  of  most  of  his 
^  Maitland,  p.  21. 
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subjects.  The  great  landowners — the  tenants-in-chief — who 
held  direct  from  the  king  owed  allegiance  to  him,  but  their 
tenants  owed  allegiance  only  to  them.  Hence,  if  a  great 
landowner  chose  to  rebel  his  tenants  were  bound  to  follow 
him,  for  they  had  no  relation  to  the  king  except  through 
their  lord.  William,  finding  himself  in  supreme  power  in 
a  strange  land,  was  able  to  dispense  with  this  dangerous 
feature  of  the  feudal  system,  and  insisted  that  every  man 
must  recognize,  as  had  always  been  the  law  in  England,  the 
direct  sovereignty  of  the  king.  This  point  was  definitely 
established  by  the  famous  gemot  on  Salisbury  Plain,  when 
all  the  landowners  in  England,  great  and  small,  took  an 
oath  of  allegiance  to  the  king. 

The  thirteenth  -  century  manor. — It  was  pointed  out 
above  that  Mr.  Seebohm  had  over-stated  the  case  in  im- 
plying that  there  was  a  complete  manorial  organization 
at  the  time  of  the  Domesday  record.  Doubtless,  there 
were  then  some  manors,  as  we  now  understand  the  term, 
but  there  were  many  more  later,  and  it  is  clear  that  the 
organization  of  the  manor  became  much  more  rigid 
after  the  Conquest.  The  typical  manor  of  the  twelfth  or 
thirteenth  century  comprised  a  considerable  area  of  land 
— plough-land,  pasture,  and  waste — and  included  within 
its  jurisdiction  freemen  as  well  as  serfs  and  semi-serfs. 
The  principal  person  was,  of  course,  the  lord  of  the  manor, 
who,  in  addition  to  his  financial  and  jurisdictional  rights  over 
the  whole  manor,  possessed  a  demesne  or  personal  holding. 
The  lord,  as  a  rule,  cultivated  his  demesne  himself,  with 
the  aid  of  a  bailiff,  and  with  the  labour  of  the  servile  tenants 
of  the  manor.  If,  however,  the  demesne  was  so  large  that  he 
did  not  care  for  the  responsibility  of  managing  the  whole, 
it  was  an  obvious  convenience  to  allow  one  of  the  wealthier 
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villeins  of  the  manor,  or  perhaps  a  poor  relation,  to  take 
a  piece  as  tenant.  Such  an  arrangement  was,  unlike  the 
tenure  of  the  villein,  purely  one  of  contract ;  the  parties 
might  make  what  bargain  they  chose.  The  poor  relation 
would  probably  obtain  the  land  on  the  honourable  tenure 
of  military  service  ;  the  base-born  villein,  on  the  other  hand, 
would  probably  enter  into  a  contract  either  to  pay  so  much 
produce,  or  to  work  so  many  days  on  the  rest  of  the  de- 
mesne. The  other  inhabitants  of  the  manor  were  the 
villeins  and  cottiers,  who  held  their  acre  strips  subject  to 
the  rigid  customs  of  the  manor,  which  were  enforced  by  the 
manorial  court.  With  regard  to  the  waste,  the  lord  had 
large  and  undefined  powers  of  control,  but  the  tenants 
of  the  manor  seem,  from  very  early  times,  to  have  pos- 
sessed the  right  of  turning  out  cattle  or  geese,  of 
collecting  firewood,  and  cutting  turf.  The  most  notable 
secular  edifice  in  the  manor  was  the  lord's  mansion, 
surrounded  probably  by  farm  buildings  and  a  garden 
or  pleasure-ground.  In  this  respect  the  picture  is  not 
dissimilar  from  what  may  be  seen  in  many  parts  of 
England  to  this  day.  When,  however,  we  come  to 
the  yard-land  or  plough-land,  we  find  an  arrangement 
so  strange  to  our  present  experience  that  it  is  difficult  to 
realize  that  for  centuries  it  was  the  distinguishing  feature 
of  rural  England. 

The  open  field. — -To-day  we  see  fields  of  all  shapes 
and  sizes,  divided  by  hedge  and  ditch,  with  here  and 
there,  at  frequent  though  irregular  intervals,  a  farm- 
house with  stacks  and  barns  around.  In  mediaeval  Eng- 
land we  find  everywhere  large  open  fields,  sub-divided  into 
narrow  rectangular  strips  by  balks  of  unploughed  turf.  As 
a  rule  round  each  village  there  were  three  such  fields,  one 
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for  the  winter  wheat,  one  for  spring  wheat  or  beans,  and 
one  left  fallow.  The  strips  in  these  three  great  fields  were 
almost  invariably  a  furlong — i.e.  a  furrow-long — in  length, 
and  either  two  or  four  rods  in  width.  In  the  latter  case 
the  strip  was  called  an  acre;  its  dimensions,  as  will  be 
seen,  give  the  area  of  an  English  statute  acre.  The  smaller 
strips  are  half-acres.  It  is  these  regular  acre  or  half-acre 
strips  that  went  to  make  up  the  holdings  of  the  customary 
tenants  of  the  manor.  As  a  rule  the  villein  or  yardling 
had  in  all  thirty  acres  of  land  ;  the  cottier  about  five.  But 
the  strips  composing  any  particular  holding  did  not  lie 
side  by  side  so  as  to  form  a  compact  farm.  They  were 
scattered  over  the  three  great  open  fields  of  the  manor, 
so  that  each  man's  holding  was  inextricably  interwoven 
with  the  holdings  of  his  neighbours. 

In  this  apparently  hopeless  confusion,  however,  there 
was  generally  observable  a  certain  sequence,  which  proves 
that  the  system  did  not  grow  up  haphazard.  An  exam- 
ination of  the  actual  holdings  of  which  the  records  have 
been  preserved,  shows  that  the  strips  of  the  several  tenants 
of  the  manor  for  the  most  part  succeed  one  another  in 
a  regular  rotation. ^ 

The  intermixed  acre  strips. — How  then  did  this  rotation, 
surviving  through  centuries,  arise?  Here  again  Mr.  See- 
bohm  claims  to  have  unlocked  the  puzzle,  and  proved 
that  the  rotation  of  acre  strips  corresponds  to  the  rotation 
of  individual  services  in  the  work  of  communal  ploughing. 
A  remarkable  account  of  co-operative  ploughing  in  Wales, 
drawn  up  in  the  tenth  century,  is  still  extant.^  The  follow- 
ing are  the  principal  clauses  : — 

^  Sccbohm,  p.  26. 
'  Ibid.  p.  118  «/  seq. 
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"Whoever  shall  engage  in  co-tillage  with  another,  it  is  right  for  them 
to  give  surety  for  performance,  and  mutually  join  hands,  and  after  they 
have  done  that,  to  keep  it  until  the  tye  be  completed :  the  tye  is 
twelve  acres. 

"The  first  acre  belongs  to  the  ploughman;  the  second  to  the 
irons ;  the  third  to  the  leading  sod  ox ;  the  fourth  to  the  leading 
swanl  ox,  lest  the  yoke  should  be  broken  ;  and  the  fifth  to  the  driver ; 
thence  onward  to  the  remaining  six  oxen,  from  beast  to  beast,  unto 
the  last ;  and  after  that  the  plough  acre  (for  the  wooden  framework 
of  the  plough). 

"Every  one  is  to  bring  his  requisites  to  the  ploughing,  whether 
ox  or  irons,  or  other  things  pertaining  to  him  ;  and  after  everything 
is  brought  to  them  the  ploughman  and  driver  are  to  keep  the  whole 
safely,  and  use  them  as  well  as  they  would  their  own." 

This  picture  of  co-operative  tillage  in  actual  working 
would  explain  the  rotation  of  acre  strips  so  often  found 
on  English  manors.  Each  of  the  partners  in  the  com- 
munal ploughing  would  take  the  produce  of  the  acre 
assigned  to  him  for  his  part  in  the  work,  and  the  relative 
position  of  this  acre  would  obviously  be  the  same  in  each 
successive  "tye."  Professor  Maitland,  however,  contends 
that  there  is  no  evidence  that  this  Welsh  system  ever 
extended  to  England,  and  suggests  instead  that  the  inter- 
mixture of  the  strips  was  only  due  to  a  desire  to  secure 
a  fair  distribution  of  land  in  view  of  the  varying  fertility  of 
different  parts  of  the  same  field. 

The  wastefulness  of  the  open  field  system. — The  ar- 
rangement was  obviously  inconvenient.  The  narrowness 
of  the  strips  prevented  cross-ploughing,  and  their  separa- 
tion involved  additional  journeying  for  the  cultivator. 
Moreover,  the  individual  cultivator  was  not  free  to  culti- 
vate his  strips  according  to  his  own  fancy.  He  was  obliged 
strictly  to  follow  the  rotation  and  the  tillages  of  his  neigh- 
bours;  he  must   plough  when   they   ploughed,  and  reap 
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when  they  reaped.  For  as  soon  as  the  crops  were  off 
the  ground,  every  tenant  of  the  manor  was  at  liberty  to 
turn  in  his  cattle  to  graze  off  the  stubble.  In  the  absence 
of  fences  this  practice  would  obviously  interfere  with  any 
systematic  manuring  of  the  land,  and  thus  led  to  the  ex- 
haustion of  the  soil. 

The  manor  court. — Another  institution  of  the  mediaeval 
manor,  which  has  now  disappeared  almost  as  completely  as 
the  open  field,  was  the  manor  court.  These  courts,  which 
were  not  regularly  established  until  after  the  Norman  Con- 
quest, were  of  two  kinds — the  court  baron,  where  only 
the  free  tenants  sat,  and  the  customary  or  popular  court, 
which  all  the  customary  tenants  of  the  manor  had  the 
right  to  attend.  The  court  baron  concerned  itself  only 
with  matters  relating  to  the  free  tenants.  The  court 
customary,  on  the  other  hand,  took  cognizance  of  all 
the  affairs  of  the  manor. 

As  examples  of  its  activities,  the  following  orders  are 
quoted  by  Mr.  Denton  from  the  Launceston  Court 
Rolls  :— 

A.D.  1294.  William  Cobbe's  wife  fined  ^d.  because  she  worked 
badly  in  harvest. 

A.D.  1296.  Hugh  de  Lay's  land  taken  into  the  lord's  lands 
because  he  had  neither  ploughed  nor  harrowed  it,  and  is  unable 
because  he  is  a  pauper. 

A.D.  1296.  Ordered  that  William  le  Bercher  and  his  wife  with  all 
his  family  be  sent  away  from  the  village,  and  not  to  be  taken  back 
again. 

A.D.  1333.  Agnes  Vainer,  a  nief  (bondwoman),  gives  to  her 
lord  a  fine  of  6d.  that  she  may  be  enabled  to  serve  and  marry 
whomsoever  and  whensoever  she  pleases,  and  no  more  of  a  fine 
because  she  is  poor  and  an  orphan. 

On  the  other  hand  a  certain  widow  "gives  to  her  lord  i8d.  that 
she  may  be  without  a  husband  to  the  end  of  her  life." 
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The  enclosure  of  wastes,  a.d.  1235. — The  first  serious 
encroachment  on  the  customary  order  of  the  manor  was 
made  in  the  reign  of  Henry  III.  The  statute  of  Merton 
in  1235  gave  power  to  the  lord  to  enclose  portions  of  his 
waste  that  were  not  required  for  the  pasture  rights  and 
turf  rights  of  the  tenants.  How  much  was  to  be  left 
unenclosed  was  not  defined,  and  from  the  date  of  the 
statute,  lawsuits  and  riots  frequently  occurred,  ditches  were 
filled  up  and  the  newly-erected  hedges  pulled  down  by 
rioters  "  warlikely  arrayed."  ^  A  good  illustration  of  the  way 
in  which  enclosures  were  probably  often  effected  is  given 
in  Smyth's  Lives  of  the  Berkeley s.  Lord  Maurice,  Earl  of 
Berkeley,  had  "  within  his  manor  of  Hame  a  wood  called 
Whitclive,  adjoining  whereunto  were  his  tenant's  arable  and 
pasture  grounds."  ^  He  first  negotiated  with  his  manorial 
tenants  for  a  surrender  of  some  of  their  acre  strips  and  part 
of  their  common  grazing  rights.  When  they  refused  to 
entertain  the  proposal,  he  took  the  matter  into  his  own 
hands,  secured  the  land  he  wanted,  and  gave  the  tenants 
such  compensation  as  he  thought  fitting.  In  this  particular 
case  the  only  motive  of  the  lord  seems  to  have  been  to 
enlarge  his  own  park. 

Enterprising  spirit  of  thirteenth- century  landowners. — 
On  the  other  hand,  in  the  reign  of  Henry  HI.,  and  still 
more  in  the  reign  of  the  great  Edward  who  followed, 
wealthy  noblemen,  and  the  king  himself,  busied  themselves 
in  experiments  with  new  plants  and  crops,  and  in  devising 
or  borrowing  from  abroad  improved  methods  of  cultiva- 
tion. It  was  then  that  many  of  the  commonest  English 
fruits    were    first    regularly    cultivated,    either    from    wild 

^  Denton,  p.  157. 

'  Smyth's  Lives  of  the  Berkeleys,  vol.  i.  p.  140. 
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native  stock  or  from  plants  imported  from  the  Continent. 
With  the  disorder  of  Edward  IL's  reign  this  spirit  of 
improvement  seems  to  have  died  out,  and  during  the 
Hundred  Years'  War  that  followed,  the  English  nobility 
preferred  the  excitement  of  freebooting  expeditions  across 
the  Channel  to  the  placid  delights  of  fruit-farming.  The 
Wars  of  the  Roses  too,  though  they  seem  to  have  but 
slightly  affected  the  actual  cultivators  of  the  land,  fully 
occupied  the  energies  of  the  great  landowners;  and  it  is 
not  until  the  settled  government  of  Henry  VI L  that  we  hear 
again  of  noblemen  taking  an  active  interest  in  agricultural 
improvements. 

The  agrarian  struggle  in  the  fourteenth  century.— But 
the  indifference  of  the  lords  of  the  soil  to  the  art  of 
agriculture  during  the  later  Plantagenet  and  the  Lan- 
castrian period  did  not  imply  indifference  to  the  profits  of 
agriculture.  Landowners  were  still  anxious  to  maintain  and 
if  possible  to  increase  the  revenues  they  derived  from  their 
manors. 

By  the  time  of  the  Plantagenets,  the  free  tenants  settled 
on  the  lord's  demesne  had  commuted  their  services  into 
fixed  money  payments;  and  in  a  similar  way  had  been 
commuted  the  services  due  from  the  villains  and  cottiers, 
now  become  the  "  customary  tenants  "  of  the  manor. 

At  the  same  time  slavery  as  an  institution  was  dying  out 
in  England.  The  Conqueror  had  prohibited  the  Bristol 
slave  trade,  and  the  mediceval  Church  constantly  used  its 
influence  to  secure  the  manumission  of  slaves.  It  was 
so  far  successful  that  by  the  end  of  the  thirteenth  century 
chattel  slavery  had  almost  completely  disappeared. 

During  the  fourteenth  century,  then,  lords  of  manors 
were  no  longer  able  to  cultivate  their  demesne  by  the  forced 
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labour  of  their  villains,  nor  could  they  fall  back  upon  the 
labour  of  personal  slaves.  Instead  they  must  apply  the 
commuted  payments  of  their  villain  and  free  tenants  to 
the  hire  of  free  labourers.  And  as  long  as  the  rate  of 
wages  for  agricultural  labour  remained  fixed  at  about  the 
point  which  represented  the  value  to  the  lord  of  the  villain's 
forced  labour,  the  lord  was  no  worse  off,  while  the  villain 
was  better  off,  for  his  time  was  now  his  own,  subject  only  to 
the  necessity  of  paying  a  fixed  rent.  The  fourteenth  century, 
however,  was  marked  by  a  succession  of  wide-spread  plagues, 
of  which  the  Black  Death  in  1348  was  the  most  famous. 
The  population,  which  had  been  steadily  advancing  through 
the  long  reigns  of  Henry  III.  and  Edward  I.,  rapidly  declined 
under  Edward  III.  Villain  holdings  and  free  holdings 
became  vacant,  and  landless  men  had  now  no  difficulty  in 
getting  land  for  themselves.  The  natural  result  was  that 
the  price  of  free  labour  rose.  At  the  same  time  the  lord's 
revenue  out  of  which  he  paid  for  labour  declined ;  for  many 
of  his  tenants  were  dead  and  their  holdings  vacant. 

Acts  of  Parliament  to  keep  down  wages. — To  meet 
these  difficulties,  the  barons  and  manorial  lords  tried  two 
separate  plans.  First,  they  appealed  to  Parliament  and  the 
king  for  power  to  compel  labourers  to  work  for  the  same 
wage  as  in  times  past. 

Parliament  meant  themselves,  and  the  king,  Edward  III., 
not  unnaturally  followed  the  advice  of  his  fellow-landowners. 
In  1349  the  first  Statute  of  Labourers  was  issued  by  a  royal 
proclamation,  which  was  confirmed  by  an  Act  of  Parliament 
two  years  later.  ^  This  statute  required  every  labourer, 
bond  or  free,  man  or  woman,  to  work  for  the  same  wages 

1  For  detailcLl  infoimation  in  regard  to  the  Statute  of  Labourers,  see 
Denton,  p.  311,  et  seq. 
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as  in  the  twentieth  year  of  the  king's  reign  {i.e.  1347)- 
The  statute  applied  to  all  agricultural  wage  labourers,  and  to 
mechanics  who  engaged  in  agriculture.  In  spite  however 
of  this  comprehensiveness,  the  statute  seems  to  have  failed, 
and  mainly  from  want  of  loyalty  among  the  persons  in  whose 
interest  it  was  passed.  Every  lord  of  a  manor,  or  his 
representative,  the  steward,  was  primarily  anxious  to  save 
his  own  crops,  and  in  order  to  secure  sufficient  labour  would 
covertly  offer  and  pay  higher  wages  than  the  statute  allowed  ; 
or  would  perhaps  supplement  the  statutory  wages  by  liberal 
charity.  Consequently  a  few  years  later  we  find  the  giver 
or  promiser  of  illegal  wages  freed  from  penalties  if  he 
denounces  his  own  breach  of  the  law ;  the  receiver  alone  is 
to  suffer.  At  the  same  time  charity  is  forbidden  ;  while  to 
stop  the  migration  of  labour,  it  is  further  provided  that  no 
man  or  woman  may  travel  out  of  the  hundred,  rape,  or 
wapentake,  where  he  is  dwelling,  without  a  letter  patent 
under  the  king's  seal.  For  breach  of  this  law  the  offender 
is  to  be  put  into  the  stocks,  which  are  to  be  provided  in 
every  town.  Further,  boys  and  girls  who  have  been  brought 
up  to  husbandry,  and  "  have  served  at  the  plow  and  cart " 
till  the  age  of  twelve,  "  thenceforth  shall  abide  at  the  same 
labour  without  being  put  to  any  mystery  or  handicraft." 

The  attempt  to  revert  to  labour  rents. — So  much  for 
the  first  plan  tried  by  the  manorial  lords  for  keeping  up 
the  profits  on  their  manors.  The  second  plan  left  the 
question  of  wages  on  one  side,  and  proposed  that  the 
customary  tenants  should  be  compelled  to  revert  to  the 
practice  of  forced  labour.  This  incident  of  villain  tenure 
had  now  been  unknown  for  at  least  two  generations  of 
tenants,  and  it  was  the  attempt  of  the  nobles  and  landlords 
to  revive  it  that  led  to  the  great  rising  under  John  Ball  and 
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Wat  Tyler  in  1381,  By  an  ingenious  utilization  of  the 
people's  loyalty  nnd  the  king's  perjury  the  rising  was  sup- 
pressed, but  the  stewards  of  manors  soon  found  that  in 
practice  it  was  almost  impossible  to  exact  the  old  labour 
rents.  After  a  time  they  abandoned  the  struggle,  and  in- 
stead began  to  adopt  the  modern  system  of  letting  land  to 
tenants  for  the  best  money  rent  obtainable. 

The  tenant  fanner  of  the  fifteenth  century. — In  the 
fifteenth  century  then  the  tenant  farmer  first  springs  into 
importance.  The  conditions  of  his  tenure  are  not  dis- 
similar from  those  prevailing  to-day,  and  m.ust  be  carefully 
distinguished  from  the  conditions  imposed  on  the  feudal 
tenants  created  in  the  Norman  and  Plantagenet  period. 
For  while  the  freeholder  or  the  soc-man  had  only  to 
pay  a  fixed  rent,  called  a  "rent  of  assize,"  the  fifteenth- 
century  tenant  paid  a  rack  or  competition  rent.  Again,  the 
freeholder,  subject  always  to  the  payment  of  his  fixed  rent, 
was  as  much  the  owner  of  his  land  as  the  lord  himself;  but 
the  tenant  farmer  was  merely  an  occupant,  able  to  throw  up 
the  farm  when  he  liked,  and  liable  to  be  turned  out  if  he 
quarrelled  with  the  lord  or  the  steward  of  the  manor.  As  a 
rule,  however,  through  the  fifteenth  century  lords  and  stewards 
were  only  too  glad  to  find  tenants,  and  consequently  a 
tenant  had  a  real  fixity  of  tenure,  and  could  sub-let  or  sell 
or  bequeath  his  holding.  His  position  indeed  was  in  many 
ways  better  than  that  of  the  landowner  himself,  who  was 
subject  to  the  very  heavy  burdens  of  feudalism,  and  whose 
power  to  dispose  of  his  estate  was  strictly  limited. 

Was  the  fifteenth  century  equally  golden  for  the 
labourer  ? — But  while  the  tenant  farmers  were  thus  prosper- 
ing, it  is  by  no  means  clear  that  the  labourers  were  doing 
so  well.    Professor  Thorold  Rogers  has  indeed  said  that  the 
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fifteenth  century  was  the  golden  century  of  the  English 
labourer,  and  the  statement  has  been  often  repeated.  The 
basis  on  which  it  rests  seems,  however,  curiously  insuffi- 
cient. The  statement  is  grounded  on  a  comparison  of  the 
amount  of  the  labourer's  wage  with  the  cost  of  his  food. 
Thus  :  *'  the  agricultural  labourer  gets  about  4^.  a  day  for  his 
work,  in  harvest  time  6d.  .  .  .  The  full  price  of  the 
labourer's  board  was  a  shilling  a  week,  often  considerably 
less;  his  wages  were  thus  twice  or  three  times  the  cost  of  his 
maintenance  under  contract.  In  1467  two  girls  are  hired 
to  work,  and  are  paid  2d.  a  day.  They  are  also  boarded,  and 
this  is  put  at  2d.  a  day  more.  In  the  same  year,  at 
Selborne  Priory  in  Hampshire,  the  board  of  men  is  put  at 
2//.,  of  women  at  i|^."^ 

In  the  first  place  it  may  be  observed,  that  the  calculation 
here  made,  that  the  labourer's  weekly  wage  is  twice  or  three 
times  the  cost  of  his  board,  rests  on  the  assumption  that  the 
labourer  will  work  every  day  in  the  week  except  Sunday. 
But  in  the  fifteenth  century,  as  well  as  in  the  nineteenth, 
field  work  must  have  been  sometimes  suspended  on  account 
of  bad  weather.  Nor  in  pre-Reformation  England  was 
Sunday  the  only  holiday  in  the  week.  Every  important 
saint's  day  was  observed  with  the  same  strictness  as  the 
Lord's  day,  and  it  is  probable  that  the  working  week  was 
on  the  average  nearer  to  four  than  to  six  days. 

The  labourer's  enjoyments  in  the  fifteenth  and  nineteenth 
centuries. — A  still  more  fundamental  flaw  in  the  "  golden 
century  "  theory  is  this  :  that  the  comparison  of  fifteenth- 
century  prices  and  wages,  and  nineteenth-century  prices 
and  wages,  leaves  out  of  account  the  additional  comforts  of 
modern  life  which  have  become  necessaries  to  the  immense 

•  Six  Ceutmies,  p.  329, 
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maji  I7  of  English  labourers.  Not  only  articles  like  tea  and 
sugar,  but  bed-linen  and  even  blankets  were  unknown  to  the 
fifteenth-century  labourer.  He  slept  at  night  on  a  bed  of 
straw  or  ferns,  covered  with  the  same  cloak  that  he  wore  in 
the  fields  in  the  day-time.^  The  floor — of  beaten  earth — was 
strewn  with  rushes,  so  rarely  renewed  as  to  generally  form  a 
mass  of  putrifying  filth.  If  the  labourer  wished,  as  he  probably 
seldom  did,  to  wash  himself  or  his  clothes,  he  would  have 
to  spend  half  his  day's  wages  for  a  pound  of  soap.  His  food 
for  nearly  six  months  of  the  year  was  salted  beef  or  pork,  and 
bread  often  made  from  the  bad  wheat  that  he  had  received 
in  lieu  of  money  wages  ;  potatoes  and  fresh  vegetables  were 
unknown.  As  to  furniture,  here  is  the  inventory  of  the 
goods  and  chattels  of  a  landless  workman  in  1431  :  "one 
dish,  one  adze,  one  brass  pot,  two  plates,  two  augers,  one 
store  axe,  one  three-legged  stool,  one  barrel  called  stonde."  2 
When  the  landless  labourer  of  to-day  flits  from  one  cottage 
to  another,  he  must  borrow  his  employer's  waggon,  or  hire 
a  van  to  shift  his  things.  Thus  even  if  we  leave  out  of 
sight  such  purely  modern  luxuries  as  penny  postage  and 
Sunday  newspapers,  cheap  railway  trips  and  free  hospital s,^ 
there    is    Httle    doubt    that    the    nineteenth-century   farm 

'  Denton,  p.  206.  ^  Ibid.,  p.  217. 

'  It  is  true  that  gratuitous  maintenance  was  provided  in  the  Middle 
Ages  for  persons  afflicted  with  the  plague  of  leprosy,  now  happily 
extinct ;  and  through  the  fifteenth  century  the  leper  houses  outside 
each  town  were  still  often  filled  with  inmates  mostly  coming  from  the 
labouring  classes.  The  sort  of  treatment  that  these  sufferers  received 
may  be  inferred  from  a  market  regulation  of  the  town  of  Berwick-on- 
Tweed.  "Rotten  meat  or  fish" — to  quote  Mr.  Denton's  summary 
of  the  regulation — "  offered  for  sale  in  the  market  was  to  be  confiscated, 
and  sent  to  the  lepers  outside  the  town  for  their  eating,  and  '  if  there 
he  no  leper  folk,'  then  'the  rotten  pork  or  salmon  is  to  be  utterly 
destroyed.' " 
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labourer  has  reached  a  higher  point  in  the  scale  of  civiliz- 
ation, and  enjoys  a  higher  standard  of  comfort,  than  his 
compeer  of  the  Middle  Ages.  That  he  enjoys  also  a  better 
average  of  health  and  a  greater  length  of  life  is  equally 
provable. 

The  deterioration  in  the  sixteenth  century. — If,  how- 
ever, we  contrast  the  position  of  the  field  labourer  in  the 
middle  of  the  fifteenth  century  with  his  position  a  hundred 
years  later,  the  "golden  century"  theory  becomes  plausible. 
For  towards  the  end  of  the  fifteenth  century,  the  agriculture 
of  the  country  underwent  a  change  that  was  eminently  dis- 
astrous to  the  cultivators  of  the  soil.  The  great  land- 
owners, who  for  nearly  two  centuries  had  been  busy  with 
wars  abroad  or  wars  at  home,  under  the  settled  rule  of 
Henry  VH.  began  again  to  turn  their  attention  to  im- 
proving their  estates.  Much  of  the  arable  land  of  the 
country  had  been  worn  out  by  centuries  of  continuous 
cropping  on  the  three  field  system,  and  was  now  worth  ex- 
tremely little  to  the  owner.  The  opening  up  of  trade  with 
the  Netherlands  created  a  new  utility  for  the  soil ;  instead 
of  growing  wl.eat  for  home  consumption  it  might  be  made 
to  grow  wool  for  foreign  export.  The  landowners  immedi- 
ately began  to  resume  the  farms  that  their  predecessors  had 
been  glad  to  let  to  tenants  at  a  low  rent,  and  they  also  began 
to  encroach  on  the  holdings  of  their  customary  tenants,  or 
copy-holders  as  they  were  now  called.  By  both  processes 
farmers  and  labourers  were  driven  off  the  soil  in  order  to 
make  room  for  sheep.  To  remedy  this  evil,  Parliament 
prescribed  that  a  certain  portion  of  land  should  be  kept 
under  tillage,  and  the  farm-houses  maintained. 

Risings  of  the  peasantry  against  enclosures.— Unfortu- 
nately these  remedies  were  not  cit'ective.     The  rule  for  the 
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maintenance  of  "  houses  of  husbandry  "  was  evaded  by  keep- 
ing the  house  in  just  sufficient  repair  to  give  shelter  to  a  single 
shepherd  ;  and  the  requirement  that  a  certain  proportion  of 
land  must  be  kept  under  tillage,  was  complied  with  by  driving 
a  single  furrow  up  the  middle  of  a  large  pasture  field.  In  spite 
of  the  law  then  enclosures  went  on  rapidly,  and  in  the  next 
reign  were  further  stimulated  by  the  confiscation  of  the  Church 
lands.  Up  to  this  time  the  ecclesiastical  corporations,  partly 
doubtless  from  charitable  considerations,  and  partly  from  the 
vis  inertice  that  clogs  the  action  of  corporate  bodies,  had 
made  little  or  no  attempt  to  keep  pace  with  the  "  improv- 
ing" landlord.  They  had  been  content  to  manage  their 
enormous  estates  according  to  the  old  manorial  customs  of 
the  country.  On  the  dissolution  of  the  monasteries  these 
estates  were  transferred  to  individual  proprietors,  new  men, 
favourites  of  the  king,  or  hangers-on  of  king's  favourites — 
men  bound  to  their  subordinates  by  no  traditional  ties, 
and  while  freed  from  the  sanctions  of  the  old  faith,  not  yet 
accepting  any  new  creed  as  a  guide  to  conduct.  These 
men,  suddenly  put  into  possession  of  vast  estates,  were  in 
a  hurry  to  turn  them  to  the  best  profit.  They  ruthlessly 
cleared  out  the  old  tenants — yeomen  who  could  trace  their 
tenure  of  the  land  through  a  dozen  generations  in  unbroken 
descent — they  cut  up  the  open  fields  with  hedges  and 
ditches,  and  fenced  off  the  common  pastures  to  make  parks 
for  themselves. 

Many  of  these  enclosures  were  absolutely  illegal  as  well  as 
cruel,  and  it  was  the  indignation  of  the  rural  population,  as 
well  as  their  suffering,  that  gave  strength  to  the  frequent 
risings  in  the  reign  of  Edward  VI. 

"The  peasant,  whose  pigs  and  cow  and  poultry  had  been  sold  or 
had  died,  because  the  commons  were  gone  where  tliey  had  fed ;  the 
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yeoman,  dispossessed  of  his  farm  ;  the  farm  servant  out  of  employ,  be- 
cause where  ten  ploughs  had  turned  the  soil,  one  shepherd  now  watched 
the  grazing  of  the  flocks  ;  the  artizan,  smarting  under  the  famine  prices 
which  the  change  of  culture  had  brought  with  it — all  these  were  united 
in  suffering  ;  while  the  gentlemen  were  doubling,  trebling,  quadrupling 
their  incomes  with  their  sheep-farms,  and  adorning  their  persons  and 
their  houses  with  a  splendour  hitherto  unknown."^ 

In  county  after  county  the  peasantry  rose  against  these 
encroachments,  tore  down  the  park  pahngs,  and  re-levelled 
hedge  and  ditch.  The  nobility  and  gentry  quickly  combined 
for  common  defence ;  they  sold  their  plate  and  jewellery, 
armed  their  personal  retainers,  and  with  the  aid  of  German 
and  Italian  mercenaries  suppressed  the  successive  risings. 
The  peasantry  were  thus  compelled,  by  the  unanswerable 
arguments  of  musketry  and  the  hangm.an's  rope,  to  submit 
to  the  loss  of  common  rights  which  were  theirs  by  the 
prescription  of  centuries. 

During  what  remained  of  Edward's  reign,  and  through 
the  brief  reign  of  Queen  Mary,  the  work  of  enclosure  still 
went  on.  It  began  to  slacken,  however,  under  Elizabeth 
and  the  Stuarts,  and  ceased  altogether  about  the  time  of 
the  Commonwealth. 2 

The  enclosures  of  the  sixteenth  and  eighteenth  centuries 
compared. — When  the  practice  reappears  in  the  middle  of 
the  eighteenth  century,  it  is  under  different  conditions,  and 
is  prompted  by  different  motives. 

The  enclosures  of  the  fifteenth  and  sixteenth  centuries 
were  made  by  the  lords  of  the  soil  acting  on  their  own 
responsibility,  and  using  such  private  means  of  force  as 
they  could  themselves  command.  The  prescriptive  nghts  of 
the  tenants  and  the  well-being  of  the  labouring  population 

*  Frottde,  vol.  V.  p.  20I,  chap.  xxvi. 

'  Economic  Review,  July  1891,  pp.  360,  361. 
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were  both  ignored.  Nothing  in  fact  was  considered  except 
the  probable  profit  to  the  lord  of  converting  into  pasture 
for  himself  the  arable  fields  of  his  tenants  and  the  common 
waste  of  the  manor.  The  whole  proceeding  was  selfish, 
aggressive,  and  for  the  most  part  illegal  from  beginning 
to  end.  In  the  eighteenth  century  there  may  have  been 
selfishness — human  beings  are  never  quite  devoid  of  that 
quality — but  there  was  patriotism  as  well.  The  eighteenth- 
century  landlord  was  before  all  things  an  agriculturist. 
Indeed,  a  passion  for  agriculture  seems  to  have  taken 
possession  of  the  whole  country ;  everybody  was  cogitating 
how  to  improve  the  cultivation  of  the  soil,  and  wealthy 
landlords  vied  with  one  another  in  experimenting  with  new 
crops,  new  implements,  new  methods.  In  many  parts  of 
England  the  improving  landlord  had  a  free  hand.  The 
lawless  enclosures  of  the  previous  period  held  good,  and  in 
some  counties  nearly  the  whole  area  was  divided  into  farms 
of  the  modern  type.  On  these  the  landlord,  through  his 
tenant,  could  experiment  and  improve  to  his  heart's  con- 
tent. But  taking  the  country  through,  barely  half  of  the 
cultivable  land  was  yet  enclosed.  The  great  open  fields, 
with  their  innumerable  strips  of  plough-land,  were  still  a 
striking  feature  of  the  landscape ;  and  everywhere  too  were 
to  be  seen  wide  stretches  of  waste  land — undrained  marsh 
or  uncared-for  forest,  or  upland  pasture  half  buried  under 
gorse  and  heather.  All  this  was  vexation  and  bitterness  to 
the  improving  spirit  of  the  eighteenth  century.  But  how 
was  it  to  be  remedied  ?  The  copyhold  tenant  of  the  manor 
had  as  good  a  legal  right  to  each  one  of  his  scattered 
acre  strips  as  the  lord  himself  to  his  manorial  estate. 
Further,  all  the  tenants,  freeholders  as  well  as  copyholders, 
had  commonable  rights  over  the  waste,  and  as  long  as  they 

i  ^%  % 
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insisted  on  these  rights  the  waste  could  not  be  enclosed. 
Much  might,  in  theory,  be  done  by  a  voluntary  surrender 
for  mutual  advantage,  but  in  practice  it  is  difficult  to  induce 
a  number  of  individuals  to  surrender  rights  which  they  have 
long  exercised  and  understand,  for  future  and  only  partially 
realized  advantages.  Thus  the  only  feasible  plan  was  to 
utilize  the  omnipotence  of  Parliament,  and  compel  an 
agreement  for  common  profit.  This  was  done,  and  appar- 
ently with  the  consent  of  all  parties.  Each  copyholder 
gathered  together  his  scattered  strips  and  rounded  them  off" 
into  a  farm.  The  waste  was  shared  out  among  the  lord 
and  his  tenants  in  proportion  to  their  respective  estates  in 
the  manor.  "  Unto  him  that  hath  shall  be  given."  The 
lord  got  most,  the  landless  labourer  was  left  out  in  the  cold. 

The  labourer's  right  of  common  ignored. — It  is  this 
neglect  of  the  labourer  which  is  the  great  blot  on  the 
eighteenth-century  and  nineteenth-century  enclosures.  By 
the  enclosures  the  labourer  lost  the  privilege  of  turn- 
ing out  any  beasts  he  possessed  on  the  common,  and 
received  no  direct  compensation.  How  valuable  his  privi- 
leges were  is  incidentally  evidenced  by  a  writer  of  a  report  to 
the  Board  of  Agriculture  and  Internal  Improvement  ^  on  the 
enclosure  of  Knaresboro'  forest.  The  report  is  dated  1794; 
the  enclosure  was  effected  between  1775  and  1780. 

Part  of  the  forest,  explains  the  reporter,  had  been 
anciently  enclosed,  but  there  remained  "  a  tract  of  upwards 
of  30,000  acres  of  common,  whereon  Knaresboro'  and 
several  other  towns  claimed  and  had  exercised  a  right  of 
common  and  turbary  equally  with  the  owners  of  property. 
This  waste  in  its  open  state  yielded  the  inhabitants  fuel,  and 

^  General  View  of  the  Agriculture  of  the  West  Riding  of  Yorkshire, 
1794.     Appendix  No.  i.     By  Robert  Stockdale,  Esq. 
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pasturage  for  their  sheep,  horses,  and  stock  of  young  cattle ; 
and  some  opulent  yeomanry  profited  exceedingly  thereby. 
But  to  the  necessitous  cottager  and  indigent  farmer  it  was 
productive  of  more  inconvenience  than  advantage;  t/noi  to 
themselves^  at  least  to  the  public  at  large,  who  was  by  that 
means  deprived  in  a  great  measure  of  the  exertions  of  the 
fanner  and  the  labour  of  the  cottager  and  their  families;  for 
it  afforded  their  families  a  little  milk,  yet  they  would  attempt 
to  keep  a  horse  and  a  flock  of  sheep.  The  first  enabled  them 
to  stroll  about  the  country  in  idleness,  and  the  second  in  the 
course  of  three  or  four  years  were  so  reduced  by  the  rot  and 
other  disasters  that  upon  the  whole  th(3y  yielded  no  profit." 
In  other  language,  the  common  rights  of  the  country  folk  in 
the  neighbourhood  of  Knaresboro'  were  so  valuable  that  many 
of  them  were  able  to  maintain  themselves  without  working 
for  wages  ;  and  thus  the  "  public  at  large,"  /.  e.  the  land- 
owners and  tenant  farmers,  were  deprived  of  their  services. 
But  the  enclosures  lead  to  a  rise  in  wages. — If  however 
the  labourers  received  no  direct  compensation  for  the  loss 
of  their  common  rights,  indirectly  they  profited  by  the 
eighteenth-century  enclosures.  Everywhere  the  enclosure 
of  open  fields  or  waste  land  seems  to  have  been  followed 
by  a  rise  in  wages  owing  to  the  increased  demand  for 
labour.!  What  in  fact  the  labourer  lost  in  ease  and 
variety  of  occupation  he  gained  in  wages,  and  for  the 
time  there  may  have  been  a  net  profit  to  him  as  well  as 
other  classes  in  the  community.  The  disadvantage  of  the 
change  was  that  it  made  him  absolutely  dependent  on  the 
labour  market ;  he  had  no  stand-by  left ;  he  was  compelled 
to  take  what  wages  were  offered  or  starve.  If,  on  the 
contrary,  an  allotment  of  land  had  been  reserved  to  him 
!  See  report  above  quoted,  passim. 
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he  would  have  enjoyed  a  partial  independence,  enabling 
him  to  improve  his  position.  Had  this  been  done  in  each 
parish  when  the  great  wastes  were  carved  up,  and  at  the 
same  time  a  sufficiency  of  land  reserved  for  public  re- 
creation, the  enclosures  of  the  eighteenth  and  nineteenth 
centuries  would  have  stood  out  as  an  unmixed  benefit  for 
the  whole  community. 

The  interest  of  the  general  public  in  commons.— Happily 
the  importance  of  these  points,  especially  the  latter,  was 
realized  in  the  great  Enclosure  Act  of  1845.  By  this  Act 
commissioners  were  appointed  to  investigate  the  desirability  of 
enclosures  in  all  parts  of  the  country.  In  some  cases  the 
commissioners  might  authorize  the  enclosure  of  their  own 
authority  ;  in  others  they  must  make  a  report  to  Parliament. 
Their  instructions  were  to  "have  regard  to  the  health, 
comfort,  and  convenience  of  the  inhabitants  of  any  cities, 
towns,  villages,  or  populous  places  ...  as  well  as  to  the 
advantage  of  the  proprietors  of  the  land."  ^  It  was  further 
provided  that  village  greens  were  not  to  be  enclosed,  but 
might  be  assigned  in  trust  to  the  church-wardens  to  be 
maintained  as  a  recreation  ground  for  the  parish.  At  the 
same  time  the  commissioners  were  authorized,  but  unfortun- 
ately not  required,  to  insist  that  in  any  case  of  enclosure,  an 
allotment,  proportional  in  size  to  the  population  of  the  parish, 
should  be  reserved  for  recreation.  They  were  also  to  reserve 
"such  an  allotment  for  the  labouring  poor  as  they  shall 
think  necessary,  with  reference  to  the  circumstance  of  each 
particular  case."  In  practice,  however,  the  commissioners 
seem  to  have  almost  entirely  ignored  these  special  powers  ; 
they  still  continued  to  treat  the  question  of  enclosure  as  a 
matter  concerning  only  the  persons  having  tangible  pro- 
^  8&9  Vict.  c.  118,  §  27. 
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prietary  rights.  This  view  was,  however,  rapidly  growing  un- 
popular. And  for  good  reason.  In  the  first  place,  there  was 
now  no  longer,  as  at  the  beginning  of  the  century,  any 
necessity  to  increase  the  corn-growing  area  in  the  country; 
foreign  lands  were  able  to  provide  us  with  all  the  wheat  we 
wanted.  Again,  one  side  of  the  enclosure  problem  was 
settled,  or  nearly  so.  The  "  open  fields,"  with  their  wasteful 
husbandry,  were  now  nearly  all  enclosed  and  re-divided  into 
compact  farms.  All  that  remained  to  enclose  were  the 
"  commons,"  as  we  understand  the  term  to-day,  the  manorial 
wastes  over  which  a  large  and  ill-defined  body  of  persons  had 
large  and  ill-defined  rights.  These  wastes,  for  the  most  part 
poor  land,  would  be  little  good  for  corn  growing,  even  had 
the  corn  been  wanted,  but  they  would  be  of  immense  service 
as  breathing  spaces  for  the  rapidly  increasing  population  of 
the  country.  Public  opinion  therefore  began  to  demand  a 
reversal  of  the  old  policy  ;  instead  of  restricting  by  enclosure 
the  enjoyment  of  each  parcel  of  land  to  one  individual,  the 
enjoyment  was  to  be  extended  by  "regulation"  from  the 
large  body  of  commoners  to  the  still  larger  body  of  the  general 
public.  Under  the  influence  of  these  ideas,  a  committee 
of  the  House  of  Commons  was  appointed  in  1865  to  "  inquire 
into  the  best  means  of  preserving  for  public  use  the  Forests, 
Commons,  and  open  spaces  in  and  around  the  Metropolis." 
An  Act  followed  on  this  inquiry,  and  a  further  inquiry  was 
held  on  the  whole  question  of  enclosures  in  1869.  This 
inquiry  in  turn  resulted  in  1876  in  an  Act  for  "  faciUtating 
the  regulation  and  improvement  of  Commons,  and  for 
annulling  the  Acts  relating  to  the  enclosure  of  Commons." 
Here  we  find  a  well-marked  distinction  drawn  between 
•'  private  interests  "  and  the  "  benefit  of  the  neighbourhood ;  " 
and  the  policy  of  the  Act  was  rather  to  regulate  commons  for 
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public  enjoyment  than  to  encourage  their  enclosure.  The 
provisions  of  the  1845  Act  with  regard  to  recreation  grounds 
and  allotments  for  labourers  were  extended ;  an  encroach- 
ment upon  a  village  green  was  declared  to  be  a  public  nuis- 
ance ;  and  finally,  power  was  given  to  County  Courts  to  pre- 
vent, by  injunction,  illegal  encroachments  upon  any  commons. 

In  spite,  however,  of  this  last  provision,  encroachments 
upon  commons  still  continue,  for  the  encroacher  has  always 
a  more  direct  and  personal  interest  in  effecting  the  en- 
croachment than  any  member  of  the  public  has  in  resisting 
it.  By  way  of  supplying  the  public  with  an  organization 
for  its  own  defence,  a  Commons  Preservation  Society  was 
formed  some  years  ago,  and  has  helped  to  save  several 
commons  from  enclosure.  It  also  devotes  considerable 
attention  to  preserving  public  footpaths  from  the  rapacity 
of  private  landowners. 

The  new  Domesday  Book. — We  have  now  roughly  traced 
the  process  by  which  the  soil  of  England  came  into  the 
hands  of  its  present  owners.  As  to  their  numbers,  the 
only  available  information  is  that  furnished  by  the  parlia- 
mentary return  of  the  landowners  of  the  United  Kingdom, 
pubHshed  in  1874,  and  popularly  known  as  the  new 
Domesday  Book.  Unfortunately  this  return  is  defective 
in  many  important  particulars  and  inaccurate  in  others. 
It  was  compiled  solely  from  the  rate-books  of  each  parish 
or  poor  law  union,  with  such  information  added  as  the 
local  officials  were  able  to  furnish  of  their  own  private 
knowledge.  The  returns  are  printed  county  by  county; 
the  name  and  address  of  each  owner  of  more  than 
one  acre  are  given,  the  extent  of  his  property  within 
the  county,  and  his  estimated  rent-roll.  In  any  one  of 
these  items  there  may  be  an  error.     The  rate  collectors, 
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as  a  rule,  are  concerned  with  the  occupiers,  not  with  the 
owners  of  property,  and  it  is  not  their  business  to  ascertain 
whether  the  reputed  owner  of  an  estate  does  really  enjoy 
the  freehold,  or  only  a  long  lease  or  life  term.  Again,  the 
rating  authorities  take  no  account  of  woodland  or  waste 
land  from  which  no  taxable  profit  is  derived,  and  all  such 
land  is  omitted  from  the  returns.  And  even  in  the  case  of 
cultivated  land,  the  acreage  returned  is  in  some  cases  the 
result  of  guess-work,  not  of  measurement.  In  the  same 
way,  in  setting  down  the  rent-roll,  the  local  authorities 
take  no  account  of  the  rent  actually  received  by  the  owner 
of  the  property,  for  this  is  a  matter  which  does  not  affect 
the  rates.  All  they  can  record  is  the  "gross  estimated 
rental  "  of  the  property,  and  in  the  case  of  a  long  lease  the 
greater  part  of  this  goes  not  to  the  landlord  but  to  the  lease- 
holder. Thus  while  many  owners  of  land  are  credited  with 
a  less  acreage  than  they  really  possess,  they  may  be  at  the 
same  time  credited  with  a  greater  income. 

These  defects  are  inherent  in  the  return,  and  diminish  its 
value  even  as  a  county  record.  But  when  an  attempt  is  made 
to  convert  it  into  a  statistical  abstract  for  the  whole  kingdom, 
by  adding  up  the  totals  for  each  county,  the  value  of  the 
compilation  is  still  further  impaired.  For  all  the  large  land- 
owners and  many  smaller  ones  have  property  in  more  than 
one  county,  and  a  numerical  summary  which  ignores  this 
fact  is  necessarily  inaccurate. 

With  these  warnings,  however,  the  totals  given  in  the  new 
Domesday  Book  may  be  quoted.  They  are,  for  England 
and  Wales,  exclusive  of  the  metropolis,  as  follows  : — 

Number  of  owners  of  one  acre  and  upwards     ...         ...        269,547 

Number  of  owners  below  an  acre  ...         ...         ...        703,289 


972,836 
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These  700,000  owners  of  less  than  one  acre  are  probably 
persons  who  have  purchased  the  houses  they  occupy. 
They  may  possibly  deserve  to  be  congratulated  on  the 
circumstance,  but  their  existence  obviously  does  not  aiTect 
the  distribution  of  agricultural  land.  Even  if  each  of  them 
possessed  a  full  acre — and  the  average  is  probably  less 
than  half  an  acre — there  would  still  be  left,  according  to 
the  return,  33,800,000  acres  in  England  and  Wales  to  be 
accounted  for.  Again,  the  examination  of  any  page  taken 
at  haphazard,  in  the  new  Domesday  Book,  show  that  more 
than  a  third  of  the  recorded  owners  possess  less  than  ten 
acres,  many  of  them  just  the  bare  acre  that  brings  them 
within  the  limit.  Striking  an  average,  we  may  deduct 
90,000  persons  from  the  total  given  above,  and  half  a 
million  from  the  acreage  of  the  kingdom ;  we  then  have 
left  33j3oO)Ooo  acres,  and  180,000  owners.  Further 
analysis  would  show  that  even  this  reduced  figure  has 
very  little  relation  to  the  number  of  persons  who  divide 
the  greater  portion  of  England  between  them.  A  far  more 
accurate  picture  is  given  by  the  following  table  of  the 
possessions  of  the  great  landowners^: — 

A  Table  showing  the  distribution  of  the  area  of  the 
United  Kingdom  among  the  great  landowners. 

Number  of  holders  of  100,000  acres  and  upwards 
,,  ,,  between  50,000  and  100,000 

,,  ,,  ,,  20,000  and    50,000 

„  ,,  ,,  io,OQO  and    20,000 

,,  ,,  ,,  6,000  and    10,000 

„  ,,  ,,  3,000  and      6,000 

2,512 


^  From  the  appendix  to  Bateman's   Great  Landowners.     London : 
Harrison  &.  Sons,   1S78. 
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From  this  table,  by  a  rough  calculation,  which  may  be 
left  to  the  reader,  we  arrive  at  the  conclusion  that  half  oi 
the  United  Kingdom  is  owned  by  2500  persons. 

That  is  a  striking  fact,  but  its  economic  importance  is 
somewhat  diminished  by  the  reflection  that  much  of  this 
land  is  moorland  and  mountain  that  measures  largely  but 
has  little  commercial  value.  When  land  is  valuable  it 
tends  to  be  held  in  smaller  parcels  than  when  it  is  cheap. 
This  is  specially  marked  in  the  case  of  land  intended  for 
building.  In  this  case  large  estates  are  deliberately  broken 
up  into  small  freehold  building  plots.  According  to  the 
figures  quoted  on  page  35,  there  were  in  1874,  in  England 
and  Wales  alone,  exclusive  of  the  metropolis,  some  973,000 
freeholders.  The  omission  of  the  metropolis  would  cer- 
tainly more  than  counterbalance  the  double  counting  al- 
ready referred  to.  Since  1874  an  immense  number  of  new 
freeholds  have  been  granted  for  building  plots,  and  in 
addition  a  good  many  large  rural  estates  have  been  broken 
up  into  smaller  parcels.  We  may  therefore  safely  say  that, 
at  the  present  moment,  there  are  more  than  1,000,000 
separate  owners  of  land  in  England  and  Wales.  This  fact 
by  no  means  justifies  the  present  distribution  of  land,  but 
it  should  be  borne  in  mind  when  people  talk  of  land  as  a 
"  monopoly." 


CHAPTER   III. 

LAND   TAXES  :    PAST   AND    PRESENT. 

In  the  previous  chapter  reference  was  made  to  the  three- 
fold burden,  trinoda  necessitas,  to  which  all  English  land- 
owners were  subject  before  the  Norman  Conquest.  The 
three  burdens  were  the  duty  of  supplying  men  to  the  king's 
army,  the  duty  of  keeping  up  the  walls  of  the  fortified 
county  town,  and  the  duty  of  building  and  repairing 
bridges.  At  a  time  when  there  was  little  property  of  any 
kind  except  land  and  the  cattle  required  for  its  cultivation, 
it  was  natural  that  the  obligation  of  providing  for  the  de- 
fence of  the  nation  and  for  the  maintenance  of  the  means 
of  communication  should  have  been  laid  upon  the  owners 
of  land.  Every  owner  of  five  hides  of  plough-land — i.e. 
about  600  acres — was  responsible  for  providing  one  man 
to  the  royal  host,  and  had  also  a  responsibility,  though  less 
clearly  defined,  for  fortress  building  and  bridge  mainten- 
ance. These  three  burdens  were  maintained,  except  in 
rare  instances,  even  when  the  land  was  granted  to  the 
Church.  Doubtless,  like  other  taxes  in  all  ages,  they  were 
often  evaded,  and  the  easy  victory  of  William  the  Con- 
queror was  probably  due  to  the  defective  organization  of 
the  English  army.     The  first  of  the   three    burdens  dis- 
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appeared  after  the  Conquest,  being  merged  in  the  far  more 
serious  military  obligations  of  the  feudal  system.  The 
second  burden  gradually  lapsed  as  feudal  castles  sprang 
up  in  place  of  the  fortified  county  town.  On  the  other 
hand,  the  obligation  to  maintain  the  bridges  continued 
unchanged  for  centuries,  and  may  indeed  be  said  still 
to  continue,  for  the  maintenance  of  bridges  is  still  a 
charge  upon  the  county  rate. 

Danegeld. — In  addition  to  the  somewhat  uncertain 
burden  of  the  trinoda  necessitas,  the  Saxon  kings  from 
time  to  time  levied  a  heavy  tax  on  the  owners  of  land, 
in  order  to  build  a  navy  to  drive  off  the  Norsemen  who 
ravaged  the  eastern  coasts.  This  tax,  taking  its  name 
from  its  intended  use,  was  at  first  called  ship-geld ;  but 
the  Norsemen  growing  stronger,  or  the  Englishmen  more 
timid,  after  a  time  the  money  was  used  not  to  drive  off, 
but  to  bribe,  the  invaders,  and  ship-geld  became  danegeld. 
The  tax,  however,  did  not  cease  with  the  cause  that  gave 
rise  to  it.  The  Danish  kings  of  England  themselves 
levied  danegeld  on  various  pretexts,  and  William  the 
Conqueror  established  it  as  a  yearly  tax.  In  the  reign 
of  Henry  II.  it  was  dropped  for  a  short  time,  but  under 
Richard  I.  the  same  tax  reappeared  with  a  new  name. 
It  was  called  carucage,  and  was  a  land-tax  levied  at  a  uniform 
rate  on  each  carucate  of  land,  the  carucate,  or  the  amount 
of  land  that  can  be  tilled  in  a  season  with  one  plough, 
being  identical  with  the  hide  of  100  to  120  acres.  The 
tax  was  chargeable  on  all  tillage  land,  independently  of 
the  tenure  by  which  the  land  was  held.  Under  Edward 
II.  it  was  imposed  for  the  last  time  in  the  year  1224. 

The  revenue  from  the  royal  demesne. — Both  before  and 
after  the  Conquest,  however,  the  kings  of  England  drew 
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the  bulk  of  their  revenues  from  their  own  estates  and  from 
the  profits  of  their  royal  jurisdiction.  The  king's  forests 
provided  him  with  game,  as  well  as  with  the  sport  of  killing 
it;  the  tenants  of  his  manors  furnished  corn  and  other 
produce ;  and  the  towns  yielded  a  considerable  revenue 
in  the  way  of  fines  and  forfeitures.  This  system  of  revenue 
was  regulated  by  Henry  L,  who  converted  the  produce 
rents  of  the  rural  tenants  into  fixed  money  rents,  and 
allowed  each  town  to  pay  to  the  king  a  definite  rent,  Jirma 
burgi}  in  lieu  of  his  jurisdictional  profits.  In  addition 
the  tenants  of  the  royal  demesne  were  all  liable  to  be 
called  upon  to  assist  the  king  in  any  emergency  up  to 
the  tenth  part  of  their  goods.  It  is  from  this  special 
obligation  of  the  tenants  of  ancient  demesnes,  that  we 
get  the  clue  to  the  regular  system  of  taxation  that  pre- 
vailed in  England  for  several  centuries. 

The  revenue  from  the  incidents  of  feudalism. — Before 
passing  to  this  subject,  however,  it  is  necessary  first  to 
deal  with  the  revenues  arising  out  of  the  feudal  tenures 
introduced  by  the  Norman  kings.  These  must  be  care- 
fully distinguished  both  from  the  rents  levied  upon  the 
tenants  of  the  royal  demesne,  and  from  the  taxes,  of  which 
danegeld  and  carucage  are  instances,  imposed  by  authority 
to  meet  an  emergency.  The  feudal  dues  were  not  taxes 
at  all.  They  were  the  outcome  of  an  arrangement,  largely 
voluntary,  under  which  the  tenant  was  secured  in  the 
peaceable  possession  of  his  land  in  return  for  certain 
services  to  be  rendered  to  his  lord.  These  services  were 
never  due  to  the  king  as  king,  they  were  due  to  him  as 
feudal  lord,  and  therefore  only  due  from  landholders  who 
were  the  king's  immediate  tenants — i.e.  the  tenants-in- 
^  Dowell,  vol.  i.  p.  i8. 
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chief.  They  in  their  turn  had  a  claim  to  similar  services 
from  their  tenants ;  and  so  downwards,  till  sooner  or  later 
the  actual  cultivator  of  the  soil  was  reached,  who  held 
not  by  feudal  tenure  at  all,  but  by  villeinage. 

Knight  service  and  scutage. — The  principal  service 
due  was  called  knight  service,  and  was  measured  by 
the  number  of  knights  that  the  landholder  had  to  furnish 
to  his  lord.  Whether  there  was  any  direct  connection 
between  the  size  of  the  holding  and  the  number  of 
knights  seems  doubtful.^  Nor  is  it  quite  clear  at  what 
date  the  practice  of  accepting  a  money  payment  in  lieu  of 
personal  service  began.  This  payment  was  called  "scutage," 
or  shield  money,  and  there  is  evidence  of  the  use  of  the  term 
as  early  as  the  reign  of  Henry  I.  The  most  notable  instance 
of  the  levy  of  a  general  scutage  was  on  the  occasion  of 
the  expedition  of  Henry  II.  to  Toulouse,  when  the  charge 
worked  out  to  i.r.  4</.  in  the  £,?  The  tax  was  always  un- 
popular, and  the  frequent  levies  made  by  King  John  helped 
to  provoke  the  barons'  rising.  For  this  reason  both  Henry 
III.  and  Edward  I.  were  chary  of  asking  for  scutages,  and 
in  Edward  II.'s  reign  the  charge  disappeared  altogether. 

The  three  regular  "aids." — The  most  important  of  the 
other  feudal  burdens  were  the  three  regular  "aids."  If 
the  feudal  lord  were  taken  captive  the  tenant  must  pay 
his  ransom ;  when  the  lord's  eldest  son  came  of  age,  the 
tenant  must  bear  the  expense  of  the  young  man's  knight- 
hood ;  and  when  the  eldest  daughter  married,  the  tenant 
must  provide  her  dower.  For  any  of  these  purposes  the 
king  as  feudal  lord  could  levy  an  "  aid "  from  his 
tenants  -  in  -  chief,  the  great  landowners  of  the  kingdom; 
and    they    in    their    turn    could    exact    the    same    aids 

'  Round,  Feudal  EtrglanJ,  p.  225  et  seq. 
^  Round,  Kitight  Scn'icc,  p.  52. 
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from  their  tenants.  At  first  there  was  no  Hmitation  to  the 
amount  that  might  be  taken  on  any  one  of  these  occasions  ; 
but  in  the  compact  between  king  and  barons  embodied  in 
Magna  Charta,  it  was  laid  down  that  the  aid  must  be 
"  reasonable "  in  amount,  and  a  statute  of  Edward  L 
defined  the  word  "  reasonable "  to  mean  20^.  for  each 
knight's  fee,  or  a  shilling  in  the  pound. 

Relief  and  primer  seisin ;  wardsMp  and  marriage.— 
The  next  items  in  the  list  of  feudal  burdens  are  relief  and 
primer  seisin.  When  a  feudal  tenant  died  his  lord  re-entered 
upon  the  land,  nominally  to  protect  the  rightful  heir  from 
intruders,  really  to  secure  for  himself  the  first  year's  profits, 
the  "  primer  seisin,"  of  the  estate.  In  addition,  when  he 
finally  handed  the  estate  over,  he  was  entitled  to  exact 
a  further  payment  called  "relief"  By  Magna  Charta  a 
relief  was  fixed  at  £$  for  a  knight's  fee.  If,  however,  the 
heir  happened  to  be  a  minor,  the  lord,  under  the  plea  of 
"wardship,"  continued  his  occupation  of  the  land  and  his 
enjoyment  of  its  profits  till  the  young  man  came  of  age. 
Again,  in  the  case  of  an  heiress,  the  lord  had  the  right, 
under  the  title  of  "marriage,"  to  bestow  the  hand  and 
property  of  his  ward  on  whom  he  chose.  The  opportunities 
for  profitable  extortion  are  here  obvious,  and  by  the  sale 
of  rich  heiresses  the  kings  of  England  were  able  to  secure 
a  considerable  addition  to  their  incomes.  Subsequently, 
too,  this  right  to  give  wards  in  marriage  was  extended 
from  girls  to  boys,  and  there  are  constant  entries  on  the 
Exchequer  Rolls  of  fines  paid  by  men  as  well  as  women 
for  liberty  to  marry  whom  they  pleased. 

Fines  on  alienation. — Another  serious  burden  on  the 
feudal  landholder  was  the  difficulty  of  alienating  his  land. 
In  no  case  could  he  dispose  of  it  by  will,  and  if  he  wished 
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to  sell  it  during  his  lifetime,  he  must  obtain  the  Hcence  of 
his  lord,  and  must  pay  a  fine. 

Escheat  and  forfeiture. — Lastly  we  come  to  the  incidents 
of  "escheat"  and  "forfeiture."  When  a  tenant  died  with- 
out heirs,  his  estates  reverted  or  "  escheated  "  to  the  feudal 
lord,  as  the  original  donor.  Escheat  also  occurred  when- 
ever the  tenant  was  found  guilty  of  a  felony.  Over  and 
above  escheat,  however,  was  "  forfeiture,"  a  claim  made  by 
the  king,  not  as  feudal  lord  but  as  king,  to  the  estates  of 
all  convicted  criminals.  If  the  crime  was  only  an  ordinary 
felony,  the  king's  claim  to  forfeiture  ended  with  a  year  and 
a  day,  and  then  the  estate  escheated  to  the  feudal  lord. 
In  the  case  of  treason  the  estate  was  forfeited  for  ever  to 
the  king,  and  all  claims  to  escheat  were  barred. 

The  proposed  Great  Contract. — These  various  feudal 
dues — the  three  "  aids,"  "  primer  seisin  and  relief,"  "  ward- 
ship," "  marriage,"  "  fines  on  alienation,"  "  escheat  and 
forfeiture  " — together  made  up  an  important  part  of  the 
revenue  of  the  kings  of  England  from  the  Norman  Conquest 
to  the  Great  Rebellion.  That  such  charges  lent  themselves 
easily  to  extortion  is  not  hard  to  see,  and  in  practice  the 
officers  of  the  Exchequer  were  ever  fertile  in  excuses  for 
expanding  the  charges  that  could  legally  be  made  on  the 
feudal  tenants  of  the  Crown.  To  put  a  stop  to  this 
perpetual  irritation,  it  was  proposed  to  King  James  I. 
that  he  should  make  a  "  Great  Contract "  with  the  nation, 
and  commute  his  claim  to  feudal  incidents  for  a  fixed 
sum  of  ;!^20o,ooo  a  year.  The  project  fell  through,  and 
the  feudal  burdens  continued  till  the  outbreak  of  the 
rebellion. 

The  Restoration  Parliament  abolishes  feudal  tenures. — 
During  the  struggle  with  Charles  I.,  and  through  the  succeed- 
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ing  period  of  the  Commonwealth,  these  burdens  were  allowed 
to  lapse.  On  the  restoration  of  Charles  II.  they  were  in 
theory,  ipso  facto ^  revived.  But  it  is  not  easy  to  recreate  a 
nuisance  that  has  once  ceased  to  exist.  And  instead  of 
making  the  attempt,  Parliament  reverted  to  the  proposal 
for  a  great  contract.  The  only  doubt  was  as  to  the  means 
by  which  the  money  should  be  raised  to  indemnify  the  king. 
The  natural  and  honest  way  would  undoubtedly  have  been 
by  a  rent-charge  levied  on  the  properties  which  had  been 
previously  subject  to  feudal  incidents.  To  this  course  it 
was  objected  that  many  of  these  properties  had  changed 
hands,  and  that  it  would  be  unfair  to  impose  an  unexpected 
burden  on  the  new  proprietors.  The  argument  fell  on 
willing  ears,  and  the  House  of  Commons  decided,  though 
only  by  the  small  majority  of  two,^  to  raise  the  money  by 
an  excise  on  beer.  At  the  same  time  all  feudal  tenures, 
with  two  unimportant  exceptions,  were  abolished.  Hence- 
forward every  holder  by  knight  service  became  a  holder  by 
"  free  and  common  socage,"  or  in  other  words,  acquired  the 
unburdened  freehold  of  his  estate.  The  gain  to  the  land- 
owning classes  was  enormous,  and  ought  to  have  been  paid 
for  by  the  persons  who  profited.  To  make  the  general 
body  of  tax-payers  provide  relief  for  a  limited  body  of  land- 
owners was  a  gross  abuse  of  the  parliamentary  power 
possessed  by  the  latter. 

The  tallage  of  towns,  and  of  the  king's  rural  tenants. — 
To  turn  back  now  to  another  branch  of  the  royal  revenue ; 
— it  was  stated  above  that  the  tenants  of  the  king's  ancient 
demesne  were  liable  to  be  called  upon,  even  to  the  tenth  of 
their  goods,  for  aid  to  their  lord  in  any  emergency.  This 
obligation  extended  not  only  to  the  rural  tenants  of  the  king's 
'  TaswelI-I>angTTiead,  p.  622. 
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manors,  but  also  to  the  inhabitants  of  nearly  all  the  towns 
in  the  kingdom,  for  in  return  for  corporate  privileges,  the 
towns  were  treated  as  part  of  the  royal  demesne.^  Under 
the  Norman  kings  this  heavy  obligation  was  not  enforced. 
Instead,  rural  tenants  paid  their  danegeld  or  land  tax,  and 
the  towns  paid  a  comparatively  mild  auxilium  or  aid. 
Later,  under  Henry  II.,  when  the  danegeld  was  for  a  time 
dropped,  the  auxilium  was  extended  to  rural  tenants, 
and  the  whole  tax  was  then  called  a  "tallage."  In  practice 
the  tallage  was  a  sort  of  composition  between  the  king 
and  the  tenants  of  his  demesne.-  They  were  liable  up  to 
the  tenth  of  their  goods  should  the  king  be  driven  to 
necessity ;  he  preferred  money  down.  Thus  when  money 
was  needed  for  an  expedition,  the  king  first  went  to  the 
citizens  of  London  and  struck  a  bargain  with  them,  and 
then,  on  the  basis  of  this  bargain,  the  judges  on  circuit 
assessed  every  town  and  every  royal  manor.  Finally  the 
sheriffs  collected  the  money,  and  paid  it  into  the  Exchequer. 
This  arrangement  was  adopted  by  Henry  11.  on  three 
occasions  during  his  reign.  The  tax,  it  is  to  be  noted, 
was  not  a  general  tax  imposed  on  the  whole  country ;  it 
was  only  charged  upon  persons  living  on  the  royal  demesne, 
and  upon  the  boroughs,  which  were,  for  the  convenience 
of  the  townspeople  as  well  as  for  the  profit  of  the  sovereign, 
treated  as  part  of  the  royal  demesne. 

The  Saladin  Tithe. — So  far  then  we  have  discovered 
no  one  tax  of  the  whole  kingdom.  Danegeld  and  caru- 
cage  only  touched  the  agriculturists ;  scutage  only  affected 
the  king's  feudal  tenants-in-chief;  tallages  were  only 
demanded  from  the  king's  tenants,  and  from  the  towns. 
But  as  early  as  the  reign  of  Henry  II.  a  tax  was  imposed 

^  Maitland,  Township  and  Borough,  p.  72.  -  Dowell,  p.  42. 
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that  was  undoubtedly  general.  This  was  the  Saladin  tithe 
of  1 1 88.  The  origin  of  the  tax,  as  the  name  implies,  was 
religious  rather  than  feudal  or  civil.  Money  was  wanted  to 
drive  Saladin  from  Jerusalem,  and  all  over  Europe  chests 
were  placed  in  the  churches  to  be  filled  by  voluntary  con- 
tributions. The  contributions  were  supposed  to  be  pro- 
portional to  the  wealth  of  the  donor,  and  any  one  who 
understated  his  property  was  liable  to  the  penalty  of 
excommunication.  Henry  II.  took  advantage  of  this 
enthusiasm  and  systematized  it.  By  the  authority  of  the 
royal  council,  he  required  every  one  throughout  his 
dominions  in  France  and  England  to  "  give  in  alms  the 
*enth  of  his  rent  and  moveables."  Various  exceptions  were 
allowed,  and  knights  and  clergymen  who  served  personally 
in  the  crusade  were  altogether  exempted.  But  apart  from 
these  exceptions  care  was  taken  that  no  one  should  escape. 
"And  if  any  one  shall,  in  the  opinion  of  those  presiding 
at  the  collection,  have  given  less  than  he  ought,  let  there 
be  chosen  from  the  parish  four  or  six  freemen,  who  on  oath 
shall  state  the  amount  which  he  ought  to  have  stated,  and 
then  he  shall  add  what  before  was  wanting."  ^ 

Growth  of  the  general  property  tax. — The  general 
property  tax  that  had  its  origin  in  the  Saladin  tithe  did  not 
readily  establish  itself.  Like  the  income  tax  of  our  own 
century,  it  was  at  first  regarded  as  an  exceptional  tax,  only 
to  be  tolerated  in  circumstances  of  grave  national  danger. 
Under  such  circumstances,  however,  it  might  rise  to  almost 
any  figure,  and  the  nation  would  submit.  Richard  I.,  for 
example,  apart  from  the  enormous  tallages  he  took  from 
the  tenants  of  his  demesne,  imposed  in  1193  a  property  tax 
of  25  per  cent.,  or  one-fourth  of  the  goods  and  rents  of  every 
*  Dowell,  vol.  L  p.  46. 
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person  in  the  kingdom.  King  John  was  more  moderate, 
and  took  only  one-thirteenth.  To  collect  this  tax  com- 
missioners were  appointed  for  each  county,  with  power 
to  examine  individuals  on  oath  as  to  the  value  of  their 
chattels  and  rents.  Under-valuation  or  concealment  was 
punished  by  the  forfeiture  of  all  the  delinquent's  goods, 
and  by  imprisonment  during  the  king's  pleasure.^  In  spite, 
however,  of  these  severe  provisions,  it  is  probable  that  the 
tax-payer  rarely  paid  on  the  full  value  of  his  property.  On 
several  occasions  large  categories  of  property  were  inten- 
tionally exempted  from  taxation,  for  example,  household 
furniture,  riding  horses,  and  church  plate,  and  sometimes 
all  rents  were  exempted  and  only  movables  charged.  Again, 
a  provision  is  more  than  once  found  for  sparing  the  small 
belongings  of  the  poor.  Thus  in  1232,  when  the  tax  was 
at  dd.  in  the  pound,  all  persons  were  exempted  whose  goods 
amounted  to  less  than  35.  A,d. 

Some  mediaeval  assessments. — This  minimum  was  con- 
stantly shifted,  and  the  searching  character  of  the  tax  may 
be  inferred  from  a  surviving  assessment  of  the  town  of 
Colchester  in  the  year  1301.  Here,  among  others,  John 
Fitz  Elias  Weaver  is  returned  as  possessing  an  old  coat 
valued  at  25.,  and  one  lamb,  value  dd.  On  this  he  pays 
a  "fifteenth,"  or  2d?  Other  assessments  are  similar: 
William  of  Tending,  the  tailor,  has  an  old  cloak,  35-.,  a 
bed,  2S.  6d.,  a  brass  pot,  is.  6d.,  and  a  pair  of  scissors,  id. 
— total  7J.  id.  Walter  the  weaver  "  has  a  surtout  valued 
at  2S.  Sd. — nothing  more."^ 

The  "  Tenth  and  Fifteenth."— Up  to  the  middle  of  Edward 

I.'s  reign,  the  general  property  tax  with  which  we  are  now 

'  Dowell,  p.  69.  "Denton,  p.  214. 
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dealing  went  on  side  by  side  with  the  special  taxes  before 
described.  In  one  year  there  was  a  tallage  or  a  scutage, 
in  another  a  general  property  tax ;  or  the  three  or  any  two 
might  fall  together,  no  rule  being  observed  except  the 
necessities  of  the  king.  Towards  the  end  of  the  thirteenth 
century,  however,  an  attempt  was  made  to  combine  the 
tallage  of  the  royal  demesne  with  the  general  taxation  of  the 
country,  and  the  superior  liability  of  the  royal  tenants  was 
recognized  by  demanding  from  them  a  higher  rate.  It  is  thus 
that  we  get  the  system  followed  through  several  centuries  of 
demanding  a  tenth  from  the  tenants  of  royal  manors  and 
the  inhabitants  of  all  towns,  while  only  a  fifteenth  is  demanded 
from  the  rest  of  the  country.  This  system  became  firmly 
established  in  the  reign  of  Edward  III.,  when,  on  the  failure 
of  a  final  attempt  to  revive  the  old  exceptional  rights  of 
tallaging  the  royal  demesne,  a  general  *'  tenth  and  fifteenth  " 
was  granted  by  Parliament,  as  a  solatium  to  the  king. 

The  settlement  of  the  tax. — The  king,  however,  seems  to 
have  revenged  himself  by  instructing  the  commissioners  of 
taxation  to  screw  up  the  assessments.  The  tax-payers 
grumbled  that  they  had  never  been  asked  to  pay  so  much 
before.  To  remove  this  discontent,  it  was  arranged  in  the 
next  year,  1334,  that  the  commissioners  might  treat  with  each 
township  as  a  whole,  and  make  a  composition  for  thei)ayment 
of  a  lump  sum.  The  sum  raised  under  this  new  system  was 
about  ;^39,ooo  for  the  whole  country.  Being  the  result  of 
a  bargain,  or  rather  of  hundreds  of  separate  bargains,  no 
attempt  was  made  in  the  succeeding  years  to  alter  it.  From 
henceforward,  when  Parliament  voted  a  grant  of  a  tenth  of 
all  the  property  in  towns  and  on  royal  manors,  and  a  fifteenth 
for  the  rest  of  the  country,  nothing  more  was  meant  than 
that  each  township  should  pay  the  sum  agreed  upon  in  1334. 
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Occasionally  a  town  pleaded  poverty,  and  Parliament  made 
an  abatement,  which  was  afterwards  allowed  to  continue,  so 
that  after  some  years  the  amount  raised  by  a  fifteenth  and  a 
tenth  gradually  dropped  to  about  ^30,000. 

Various  experiments  in  taxation.  —  The  system  of 
fifteenths  and  tenths,  however,  as  settled  by  Edward  III., 
was  not  entirely  satisfactory,  and  in  the  succeeding  reigns 
various  experiments  were  made  in  taxation.  Richard  II. 
twice  tried  a  poll  tax ;  Henry  IV.  attempted  to  re-establish 
the  old  land  tax  on  the  knight's  fee  ;  Henry  VI.  tried  a 
graduated  income  tax.  The  last  experiment  is  the  most  inter- 
esting. This  graduated  tax,  or  "  subsidy,"  to  use  the  language 
of  the  period,  was  first  granted  in  1435,  and  ^^as  repeated 
in  1450  under  a  more  complete  form.  The  rate  began  at 
6d.  in  the  pound,  and  rose  to  2s.  in  the  pound  for  incomes 
over  ^200.  The  nevv  tax — involving  a  careful  assessment 
of  property  by  royal  commissioners — was  not  popular,  and 
was  slowly  paid.  The  taxpayers  preferred  the  old  plan  of  a 
fixed  contribution  from  each  township  and  a  local  assess- 
ment, and  two  further  attempts,  made  in  the  latter  half  of 
the  fifteenth  century,  to  introduce  the  new  subsidy  failed. 

Henry  VIII.'s  first  "subsidy." — Henry  VIII.  was  more 
successful.  In  1513  he  wanted  ;^i6o,ooo  for  a  war  with 
France,  and  it  was  granted  to  him  by  an  Act,  5  Henry  VIII. 
c.  17,  which  may  most  conveniently  be  taken  as  the 
first  of  the  long  series  of  "subsidy  "  acts.  Briefly,  the  first 
subsidy  was  an  income  and  property  tax  at  the  rate  of 
6d.  in  the  pound.  Wage-earners  were  to  pay  on  their 
yearly  earnings,  and  landholders  on  their  yearly  xents,  while 
the  owners  of  personalty  were  charged  on  the  capital  value 
of  their  belongings  "  for  every  pownde  in  coyne,  and  the 
valewe  of  every  pownde  that  eny  person  hath  in  plate,  house- 
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hold  stole  of  marchaundyse  or  other  goodys  or  cattalles, 
moveables  ...  to  the  value  of  x\s.  or  above,  v]d."  ^ 

In  order  to  collect  the  tax,  commissioners  were  appointed 
for  every  county,  borough,  and  city  in  the  kingdom,  their 
names  being  printed  in  the  body  of  the  Act. 

The  "entii'e  subsidy"  established  as  a  regular  tax. — 
From  henceforward  the  "  entire  subsidy,"  as  it  was  called, 
became  a  regular  feature  of  the  English  fiscal  system. 
At  the  same  time,  however,  the  fifteenth  and  tenth  being  an 
old-established  and  therefore  not  unpopular  tax,  was  still 
retained.  What  was  done  was  to  supplement  the  old  tax 
fixed  in  amount  by  the  new  subsidy  based  on  contemporary 
assessments.  Sometimes  one  fifteenth  and  tenth  was 
granted,  together  with  one  or  more  subsidies  ;  sometimes  as 
many  as  "  foure  hoUe  XV  "^"^  and  X  "^"^  to  be  hadde  paide 
taken  and  levied  of  the  moveable  goods  cattails  and  other 
things  usual."  2  In  1545,  ParHament,  moved  by  the  con- 
sideration that  "under  his  Majesties  sure  protection,  wee 
do  yet  so  live  as  if  there  were  no  warre  at  all,  even  as  the 
small  fishes  of  the  sea  in  the  most  tempestuous  and  stormie 
weather  doe  lie  quietly  under  the  rocke,"  ^  granted  one 
"  entire  subsidie  "  for  the  year,  together  with  two  fifteenths 
and  tenths,  payable  in  two  years. 

Decadence  of  the  subsidy. — By  the  end  of  Henry  VIII.'s 
reign  the  productiveness  of  the  subsidy  began  to  decline. 
Wages  and  salaries  had  entirely  dropped  out,  and  gradually 
other  property  effected  its  escape  from  assessment.  In 
Elizabeth's  reign  the  Chancellor  of  the  Exchequer  pointed 
out  to  the  House  of  Commons  "  how  favourable  was  the 
taxation   of   subsidies,    whereby  far    less    cometh   to    her 

1  5  Henry  VIII.  c.  17.  2  32  Henry  VIII.  c.  50. 

»  37  Henry  VIIL  c.  25. 
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Majesty's  cofifers  than  by  law  is  granted,  a  matter  now 
(1575)  drawn  to  be  so  usual  that  it  is  hard  to  be  reformed."^ 
Again  in  1601  a  demand  was  made  in  Parliament  for  a 
revision  of  the  assessment,  and  Sir  Walter  Raleigh  protested 
against  the  under-assessment  of  persons  known  to  be 
wealthy.  "  Our  estates  that  be  ^30  or  ;^4o  in  the  Queen's 
books  are  not  the  hundredth  part  of  our  wealth."  ^ 

Systematic  underassessment.  —  This  persistent  and 
glaring  under-assessment  is  not  hard  to  explain.  The  com- 
missioners for  assessing  the  tax  were  local  men,  selected  on 
account  of  their  position  in  each  county  or  each  borough. 
These  local  magnates  would  not  unnaturally  be  careful  to 
keep  the  valuation  of  their  own  district  as  low  as  possible, 
lest  they  should  be  paying  more  than  their  neighbours. 
They  had  too  always  before  them  the  precedent  of  the 
fifteenths  and  tenths,  where  the  fixed  sum  paid  by  each 
district  had  no  longer  any  relation  to  the  nominal  rate. 
There  was  thus  always  a  tendency  in  assessments  for  sub- 
sidies to  drop  back  to  the  payments  of  previous  years,  and  to 
take  those  for  the  maximum  that  the  district  ought  to  pay. 
So  far  had  this  tendency  been  carried,  that  by  the  end  of 
Elizabeth's  reign  a  subsidy  of  4J.  in  the  pound  on  lands,  and 
2s.  8^.  in  the  pound  on  goods,  had  degenerated  into  a  fixed 
charge  of  about  ;!^8o,ooo  a  year  from  the  laity  and  ^^20,000 
from  the  clergy. 

At  this  figure  the  tax  continued  throughout  the  next 
two  reigns.  Parliament  still  religiously  prescribed  the  way 
in  which  the  commissioners  should  do  their  work,  and 
assess  every  man  at  the  full  value  of  his  property,  and 
the  commissioners  with  equal  persistency  ignored  their 
instructions. 

»  Denton,  vol.  i.  p.  189.  "  Ibid.,  p.  193. 
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During  the  reign  of  James  L  too,  the  old  fifteenths  and 
tenths  finally  disappeared,  and  henceforward  the  subsidy 
stood  alone.  To  make  up  the  revenue  it  was  necessary  to 
vote  several  subsidies  at  once.  On  one  occasion  as  many 
as  five  were  granted  to  King  Charles  L,^  all  payable  within 
twelve  months  ;  so  that  in  this  year,  if  the  real  rate  had  been 
equal  to  the  nominal  rate,  the  whole  of  every  man's  rent, 
and  nearly  three-quarters  of  his  goods,  would  have  gone  in 
taxation. 

Monthly  assessments  of  the  Commonwealth. — On  the 
outbreak  of  the  Great  Rebellion,  the  need  for  raising  large 
sums  of  money  rapidly  in  order  to  pay  the  army  speedily 
convinced  the  Long  Parliament  that  the  time  had  arrived 
for  sweeping  away  the  farce  of  the  subsidy  assessments. 
Instead  of  pretending  to  impose  a  pound  rate  which  every 
one  knew  would  never  be  exacted,  Parliament  fixed  a 
sum  to  be  raised  from  the  whole  country,  and  shared  out 
the  burden  as  fairly  as  it  could  guess  between  the  different 
counties  and  boroughs  ;  and  in  framing  this  guess,  it  was 
guided  by  the  previous  assessments  of  the  locality  for  a 
subsidy.  In  fact  the  precedent,  set  by  Edward  III.  in  1334, 
was  closely  followed  by  the  Long  Parliament  in  1648.  The 
difference  was,  that  the  sum  demanded  by  the  Long  Par- 
liament from  the  whole  country  was  determined,  not  by  the 
sums  previously  paid,  but  by  the  needs  of  the  Common- 
wealth. Each  locality  then  made  its  own  arrangements 
for  levying  its  proportion  of  the  tax  by  an  equal  pound  rate 
on  all  property  real  and  personal.  The  tax  was  payable  by 
monthly  instalments,  and  was  generally  voted  by  Parliament 
for  a  few  months  at  a  time,  and  not  for  the  whole  year. 
For  example,  in  1656  Parliament  voted  an  "Assessment 
'  3  Car.  I.  c.  8. 
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upon  England  at  the  rate  of  p^6o,ooo  by  the  moneth  for 
three  moneths,"  ^  to  meet  the  expenses  of  the  Spanish  War, 
"and  other  necessary  services  of  this  Commonwealth." 

William  III.'s  new  assessment  in  1692. — The  Common- 
wealth tax  on  these  lines  survived  both  the  Restoration  of 
Charles  II.  and  the  Revolution  that  drove  out  his  brother, 
and  was  employed  during  the  first  few  years  of  the  reign 
of  William  and  Mary.  But  it  was  found  to  have  serious 
defects.  In  the  first  place,  personal  property  had,  before 
the  accession  of  William,  altogether  slipped  out  of  assess- 
ment; secondly,  the  proportions  for  the  different  counties  and 
boroughs  had  grown  unfair.  These  proportions,  as  already 
mentioned,  had  been  fixed  on  the  basis  of  the  last  subsidy 
payments  made  in  the  reign  of  Charles  I.,  nearly  fifty  years 
ago.  Probably  even  then  they  were  not  quite  fair ;  by  the  end 
of  the  century  they  had  grown  obviously  unjust,  for  some 
districts  had  prospered  and  others  declined.  To  correct 
these  anomalies  it  was  decided  to  have  a  new  assessment ; 
and  as  the  Government  was  grievously  in  need  of  money 
for  the  French  War,  the  tax  was  set  for  the  year  at  the  high 
rate  of  4s.  in  the  pound.  This  and  nothing  more  is  the 
meaning  of  the  famous  land  tax,  so  called,  of  William  III. 

Details  of  the  so-called  "land  tax"  of  1692.— The 
tax  was  granted  by  an  Act,  4  William  and  Mary,  c.  i, 
entitled,  "An  Act  for  granting  to  their  Majesties  an  aid  of 
4^.  in  the  pound  for  one  year  for  carrying  on  a  vigorous 
war  against  France."  Section  i,  without  the  verbiage,  is  as 
follows  : — "  Be  it  enacted  that  all  persons  and  bodies  cor- 
porate having  any  estate  in  ready  moneys  or  in  any  debts 
owing  to  them  within  this  realm  or  without,  or  having  any 
estate  in  goods,  wares,  merchandise,  or  other  chattels,  or 
^  Scobell,  Ordinances,  Anno  1651,  c.  12. 
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personal  estate  whatsoever  .  .  .  shall  pay  unto  their 
Majesties  4s.  in  the  pound,  according  to  the  true  yearly 
value  thereof  for  one  year." 

Section  2  deals  with  professional  incomes  : — "  And  be 
it  further  enacted  that  all  persons  holding  any  public  offices 
or  employment  of  profit  (except  military  and  naval  officers), 
and  their  clerks,  substitutes.  Sec,  shall  pay  45.  for  every 
pound  of  their  salaries." 

Section  3  : — "  And  to  the  end  a  further  aid  and  supply 
may  be  raised  by  a  charge  upon  all  lands,  tenements,  &c., 
...  be  it  further  enacted  that  all  manors,  messuages, 
lands  and  tenements,  quarries,  mines,  ironworks,  saltworks, 
parks,  chases,  warrens,  woods,  coppices,  fishings,  tithes, 
tolls,  annuities,  and  all  other  yearly  profits,  and  all  heredita- 
ments of  what  nature  or  kind  whatsoever  situate  in  England 
or  Wales  or  Berwick-on-Tweed  are  hereby  charged  with 
the  sum  of  4^.  for  every  20s.  of  the  full  yearly  value." 

In  one  word,  the  tax  of  1692  was  intended  to  be  not  a 
land  tax,  but  a  property  and  income  tax. 

Let  us  pass  to  succeeding  years: — The  tax  of  1693  is 
the  same  as  that  of  1692.  In  1694  we  have  in  addition 
a  poll  tax  of  4^.  a  head,  with  certain  exceptions,  and  a 
small  graduated  income  tax.  In  1695  the  Money  Act  is 
again  the  same  as  in  1692.  In  1697  the  phrase  "land 
tax"  is  first  used — 8  and  9  William  III.,  chap.  3: — "An 
Act  for  granting  an  aid  to  His  Majesty  as  well  by  a  land 
tax  as  by  other  subsidies  and  other  duties  payable  for 
one  year."  But  it  is  not  clear  whether  the  phrase  "  land 
tax  "  here  refers  to  the  whole  tax  or  only  to  that  part  of  the 
tax  which  applied  to  land,  houses,  and  other  hereditaments. 

The  settlement  of  the  tax  in  1697. — In  this  year  too  an 
important   change   was   made   in   the   tax,   probably   with 
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the  object  of  correcting  the  fraudulent  assessments  of  the 
owners  of  personalty.  For  already  personalty  had  begun  to 
slip  out  of  William's  assessments,  as  it  had  slipped  out  of 
the  monthly  assessments  under  Charles  II.  Each  year  the 
produce  of  the  tax  grew  less,  and  to  prevent  a  farther  fall,  in 
1697  the  principle  of  the  pound  rate  for  the  whole  country 
was  again  abandoned  in  favour  of  the  plan  of  faxed  local 
assessments.  Just  as  Edward  III.  in  1334  had  fixed  and 
localized  the  fifteenth  and  tenth  ;  so  now  in  1697  William 
III.  fixes  and  localizes  his  new  subsidies,  the  quota  of 
each  district  being  fixed  on  the  basis  of  the  payment  made 
in  1692.     Referring  to  the  Act,  we  find  that — 

Section  i  defines  the  quotas  to  be  raised  in  each  county 
and  in  each  town. 

Section  2  enacts  that  personal  estates,  oflices,  pensions, 
&c.,  are  to  pay  at  the  rate  of  3J.  in  the  pound. 

Section  3 — "And  to  the  end  the  full  sums  charged  by 
this  Act  upon  the  several  counties,  cities,  &c.,  may  be  fully 
raised,  be  it  further  enacted,  that  all  manors,  messuages, 
&c.,  shall  be  charged  with  as  much  equality  as  is  possible  by 
a  pound  rate  for  or  towards  the  respective  sums  of  money 
by  this  Act  imposed  upon  the  several  counties,  &c." 

In  other  words,  the  tax-gatherer  in  each  district  was  to  get 
as  much  as  he  could  out  of  personalty,  and  then  to  come 
upon  the  land  and  houses  for  the  rest.  Consequently 
the  more  skilful  the  holders  of  personal  property  were  in 
evading  the  tax,  the  greater  would  be  the  proportion  thrown 
upon  realty.  Nor  does  it  need  many  words  to  prove  that 
personalty  can  more  easily  escape  assessment  than  realty; 
the  farmer  can  drive  off  his  cattle  before  the  assessor  comes 
round,  the  householder  can  conceal  his  furniture,  but  the 
land  and  the  fixtures  upon  it  are  always  in  evidence.    Thus 
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it  is  easily  intelligible  that  in  time  a  tax  originally  intended 
for  a  general  property  and  income  tax  became  little  more 
than  a  charge  upon  real  estate. 

Never  levied  on  land  alone. — The  real  nature  of  the 
tax  was,  however,  perfectly  well  understood  by  qualified 
persons.  For  example,  in  the  year  1781  Lord  Lough- 
borough, in  delivering  judgment  in  the  case  of  Astle  v. 
Grant,  said : 

"  This  tax,  although  commonly  called  a  land  tax,  is  not 
in  its  nature  a  charge  upon  the  land.  It  is  a  charge  upon 
the  faculties  of  men  estimated,  first,  according  to  their 
personal  estate ;  secondly,  by  the  offices  they  hold ;  and 
lastly,  by  the  land  in  their  occupation.  The  land  is  but 
the  measure  by  which  the  faculties  of  the  persons  taxed 
are  estimated."  ^ 

Adam  Smith,  writing  (in  1776)  of  "this  land  tax,  as  it 
is  called,"  mentions  that  "a  very  considerable  part  of  the 
produce  of  this  tax  arises  from  the  rent  of  houses  and 
the  interest  of  capital  stock."  ^ 

The  Commutation  Act  of  1798. — But  to  complete  the 
history  of  the  tax: — The  Act  of  1697  was  followed  by  a 
series  of  Acts  which  were  repeated  in  exactly  the  same 
form  year  after  year  for  100  years.  The  only  variations 
introduced  were  variations  in  the  rate  at  which  personalty 
was  charged  and  in  the  whole  amount  to  be  levied.  The 
rate  was  sometimes  3J.,  sometimes  2s.,  and  sometimes  only 
IS.,  but  after  the  commencement  of  the  war  with  our 
American  colonies  in  1 7  76  it  was  always  4s.  The  amount  to 
be  levied  per  each  shilling  of  rate  was  almost  exactly 
constant,  at  close  upon  half  a  million  pounds. 

^  Bourdin,  p.  10. 

^  Wealth  of  Nat  ions  y  Lk.  v.  chap.  ii.  p.  410. 
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The  last  of  these  Acts  was  passed  in  the  year  1797  :  38 
George  III.,  c.  5.  It  was  in  all  essentials  identical  with 
that  passed  in  1697  and  already  quoted,  except  that  the 
rate  was  4^-.  instead  of  3.5-.  In  the  next  year,  but  in  the  same 
session  of  Parliament,  an  Act  was  passed — 38  George  III., 
c.  60 — for  making  perpetual  not  the  whole  of  the  land  tax, 
but  the  portion  of  it  that  related  to  realty.  For  even 
in  1798  part  of  the  produce  of  the  tax — about  ;^i 30,000 
a  year  in  all — was  still  derived  from  offices  and  pensions 
and  from  personalty.^ 

The  realty  portion  of  the  tax,  thus  m.ade  perpetual,  was 
to  be  redeemable  by  the  purchase  and  cancelling  of  an 
equivalent  amount  of  consols.  The  personalty  portion  was 
ascertained  for  each  district,  and  was  voted  annually  by 
Parliament  as  a  charge  upon  all  the  personalty  of  the 
district  till  1833,  when  the  tax  was  dropped.  Finally  the 
portion  of  the  tax  relating  to  incomes  from  offices  and  em- 
ployments was  also  ascertained  and  voted  annually  till  1876. 

Pitt's  income  tax. — So  much  for  the  land  tax,  so  called, 
apparently  disposed  of  by  Pitt  in  1798.  But  as  with 
French  kings,  so  with  English  taxes,  the  succession  is 
perpetual — le  rot  est  mort,  vive  le  roi.  No  sooner  had  the 
property  and  income  tax  of  William  III.  been  converted 
into  a  fixed  charge  by  the  Act  of  1798,  than  a  new  property 
and  income  tax  was  called  into  being  by  an  Act  of  1799. 
Pitt's  income  tax  was  in  fact  little  more  than  the  old 
land  tax  charged  on  a  new  assessment.  The  old  form  of 
the  tax  was  indeed  allowed  to  continue  side  by  side  with 
the  new  form,  just  as  in  Tudor  days  the  old  fifteenths  and 
tenths  continued  side  by  side  with  the  subsidy,  but  the 
new  and  expansible  tax  became  the  keystone  of  the 
1  Bourdin,  p.  10. 


58  LAND    NATIONALIZATION. 

Exchequer.  It  is  true  that  in  comparing  Pitt's  tax  with 
William  IIL's  differences  of  detail  will  be  found ;  in 
particular  the  Government  machinery  for  assessment  and 
collection  was  improved.  But  fixing  one's  attention  on 
the  main  features  and  not  on  minor  details,  one  sees  that 
the  chain  of  continuity  is  unbroken  ;  Pitt's  income  tax, 
William  IIL's  land  tax,  and  the  Tudor  subsidy  are  all  in 
essence  the  same. 

The  Land  Restoration  League  and  the  land  tax. — We 
are  now  in  a  position  to  appreciate  at  its  proper  value  the 
proposal  made  by  some  land  reformers,  that  William  IIL's 
Land  Tax  of  45.  in  the  j£  on  "  the  full  yearly  value  "  of 
the  land  should  be  re-assessed  and  charged  in  full  upon 
the  values  now  current.  This  proposal  is  ingeniously  calcu- 
lated to  enlist  in  its  favour  the  universal  sense  of  justice 
and  our  pecui»arly  English  love  of  precedent.  The  exam- 
ination of  the  facts  shows,  however,  that  this  apparently 
facinating  precedent  is  in  reality  no  precedent.  The  tax 
of  William  III.  was  not  a  land  tax  ;  the  rate  of  ^.  in  the 
pound  was  not  intended  to  be  permanent,  and  did  not  in 
fact  become  permanent  till  three-quarters  of  a  century  later. 
Further,  the  very  evil  of  which  complaint  is  now  made 
was  fully  dealt  with  by  Pitt;  the  farce  of  William  IIL's 
assessments  was  swept  away,  and  the  tax  re-established  on 
a  modern  basis.  What  the  land  nationalizers  demand  has 
in  fact  been  done;  and  the  landowner  of  to-day  is  taxed, 
by  means  of  the  income  tax,  upon  the  full  yearly  value 
of  his  land.  In  addition,  he  remains  liable  for  the  old  land 
tax,  except  where  it  has  been  redeemed  by  the  payment  of 
an  equivalent  capital  sum. 

Present  incidence  of  "  land  tax." — With  regard  to  the 
present   incidence  of  the   land   tax,  it   is  worth  while  to 
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point  out  that  the  tax,  being  a  tax  on  realty,  is  levied  on 
buildings  as  well  as  on  land — a  circumstance  which  has 
apparently  escaped  the  notice  of  the  Land  Restoration 
League.  It  is  usual  to  take  the  Poor  Law  valuation  as 
the  basis  for  the  assessment  of  the  tax,  and  upon  that 
assessment  to  raise,  by  an  equal  pound  rate,  a  sufficient 
sum  to  yield  the  quota  fixed  for  the  parish  by  the  Act 
of  1798.  In  practice,  a  trifle  over  the  quota  has  often 
to  be  raised  through  the  difficulty  of  fixing  a  precisely 
accurate  rate,  and  this  "surplus  land  tax,"  as  it  is  called, 
must  be  used  to  reduce  the  quota  payable  by  the  parish 
in  future  years.  The  effect  of  this  operation,  continued 
for  many  years,  has  been  that  in  many  parishes  the  tax 
is  now  altogether  redeemed. 

Redemption  of  the  tax. — In  addition  to  this  automatic 
redemption  for  whole  parishes,  there  has  been  a  still 
more  extensive  redemption  by  private  owners.  Such 
redemptions  were  specially  active  in  the  first  two  years 
after  its  power  to  redeem  was  given — namely,  1 798-1 799. 
Pitt's  main  object  was  to  raise  the  credit  of  the  country  by 
means  of  the  capital  sums  paid  for  the  redemption  of  the 
tax,  and  there  can  be  little  doubt  that  many  of  the 
landowners  who  at  once  came  forward  to  redeem,  were 
actuated  as  much  by  a  desire  to  assist  in  maintaining  the 
public  credit  as  by  the  hope  of  making  a  judicious 
investment. 

At  anyrate,  we  find  that  though,  from  a  purely 
financial  point  of  view,  redemption  was  equally  pro- 
fitable in  many  subsequent  years,  it  was  much  more 
rarely  adopted.  This  fact  is  sufficiently  indicated  by  the 
following  figures  ^ : — 

'  Bourdin,  p.  87. 
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Amount  of  Land  Tax  redeemed. 
Two  years  1798-1799     .  .  .  £4^2,^7$ 

Ninety-two  years  1800- 1892       .  .  ;[6'435,888 

The  tax  never  uniform. — From  this  account  of  the 
origin  and  working  of  the  so-called  land  tax  it  is  suffi- 
ciently obvious  that  at  the  present  day  what  remains  of 
the  tax  must  necessarily  be  extremely  unequal  in  the  rate 
of  incidence.  Indeed,  the  incidence  never  was  equal,  be- 
cause from  the  very  first  the  assessments  were  irregular. 
Throughout  the  eighteenth  century  com.plaints  of  this 
irregularity  were  common.  One  anonymous  writer  in 
1746  complains  that  the  tax  on  realty  fluctuates  from 
6d.  up  to  3.?.,  and  that  the  tax  on  personalty  in  no 
case  exceeds  i.y.,  though  supposed  to  be  4^.^  These 
inequalities  have  necessarily  gone  on  increasing  as  the 
value  of  property  varied.  Each  parish  is  still  only  liable 
for  the  quota  fixed  in  1798,  which  was  in  most  cases  the 
same  as  the  quota  fixed  in  1697.  In  a  parish  where 
there  has  been  much  building  or  other  urban  develop- 
ment the  quota  can  be  raised  by  a  tax  of  the  fraction 
of  a  penny  in  the  j£ ;  in  some  rural  parishes  the  full 
rate  of  4s.  would  still  be  necessary.  In  the  year  1893-4 
the  rate  ranged  from  -/.-th  of  a  penny  to  4J.2 

A  dole  to  favoured  persons. — In  1896,  however,  Parlia- 
ment, on  the  proposal  of  Sir  Michael  Hicks-Beach, 
arbitrarily  decided  to  reduce  the  quota  in  all  parishes 
where  a  rate  of  more  than  is.  in  the  ;^  was  required  to 
make  up  the  full  amount.  The  effect  of  this  measure 
was  to  relieve  certain  owners  of  agricultural  land  of  a 
burden  which  the.   had  inherited  or  contracted  to  bear, 

^  Bourdin,  p.  15.  ^  /^id.  p.  13. 
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and  to  impose  instead  a  new  charge  on  the  general  tax- 
payer of  the  country.  This  dole  to  a  few  favoured 
individuals  costs  the  country  about  ;^ioo,ooo  a  year.^ 
Probably  it  is  now  impossible  to  undo  this  gross  job, 
but  lest  a  similar  scandal  should  be  perpetrated  in  the 
future  it  is  desirable  that  the  method  of  raising  what 
remains  of  the  old  land  tax  should  be  reformed  without 
delay.  At  present  the  parish  as  a  whole  is  liable  for 
the  whole  quota ;  or,  in  more  precise  language,  owners 
and  occupiers  of  unredeemed  property  are  collectively 
liable  for  all  the  portion  of  the  original  quota  that  has 
not  yet  been  redeemed.  Their  liabihty  is  discharged  by 
an  equal  pound  rate  based  on  the  Poor  Law  valuation. 
Consequently,  every  new  house  that  is  built  on  unre- 
deemed property  becomes  liable  for  an  appreciable  land 
tax  to  the  relief  of  the  previous  payers  of  land  tax.  This 
is  the  reason  why  land  tax  is  redeemed  by  prudent 
persons  in  anticipation  of  building.  It  would  be  far 
better  to  remove  this  element  of  uncertainty  by  fixing 
the  tax,  not  on  the  parish,  but  on  the  particular  properties 
at  this  moment  chargeable  with  it.  What  remains  of 
the  old  land  tax  would  then  become  a  fixed  rent  charge 
on  particular  properties.  There  would  be  no  injustice  to 
anybody,  the  trouble  of  constant  re-assessment  would  be 
saved,  and  no  Chancellor  of  the  Exchequer  would  venture 
to  reduce  such  a  rent  charge  in  order  to  put  money  into 
the  pockets  of  his  political  allies. 

The  history  of  the  death  duties. — In  order  to  complete 

this  summary  sketch  of  the  history  of  land  taxes  in  England 

it  is  necessary  to  say  a  fe\T  words  about  the  death  duties. 

The  original  probate  duty  imposed  in  1694  was  only  a  5^. 

1  Budget  Speech,  1896. 
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stamp  on  any  probate  of  a  will  or  letters  of  administration.^ 
Realty  under  English  law  has  always  passed  direct  to  the 
heir,  and  therefore  required  no  probate.  And  as  long  as 
the  tax  on  probate  was  merely  nominal  this  inequality  was 
of  little  consequence.  But  in  1795  ^^^^  imposed  a  serious 
probate  duty  with  an  ascending  scale  of  charges.  By  18 14 
this  tax  brought  in  as  much  as  half  a  miUion  a  year,  but 
no  effort  was  made  to  bring  realty  within  the  scope  of 
the  tax.  The  reason  for  this  tenderness  to  the  landowners 
is  sufficiently  explained  by  the  fate  of  Pitt's  legacy  tax  of 
1796.  As  proposed  by  Pitt  the  tax  would  have  fallen  on 
all  successions,  though  with  the  proviso  that  successors 
to  realty  should  be  allowed  to  pay  their  tax  gradually. 
Even  this  concession  failed  to  conciliate  the  House  of 
Commons,  and  the  tax  was  imposed  on  personalty  only. 
Thus  landed  property  passing  by  death  escaped,  and  down 
to  1853  continued  to  escape,  both  probate  and  legacy  duty. 
In  1853  Mr  Gladstone  as  Chancellor  of  the  Exchequer 
ventured  to  deal  with  one  of  these  evasions,  and  imposed 
a  succession  duty  on  real  estate.  Forty  years  later,  in 
1894,  Sir  William  Harcourt  undertook  a  complete  reform 
of  the  death  duties,  and  for  the  first  time  subjected  realty 
passing  by  death  to  the  same  rate  of  taxation  as  per- 
sonalty. This  great  reform  removed  a  long-standing  in- 
justice, and  at  the  same  time  provided  a  magnificent 
revenue  for  the  State. 

Taxes  on  transfer. — In  addition  to  the  death  duties,  to 
the  income  tax,  and  to  the  remnant  of  the  land  tax,  the 
owners  of  land  are  liable  to  a  tax  on  their  property  when 
it  is  transferred  by  sale.  The  stamps  on  conveyances 
roughly  range  in  amount  from  ^%  to  1%  of  the  value  of 
^  Dowell,  vol.  iiL  p.  139. 
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the  property  dealt  with.  These  stamps  are  payable  by 
the  purchaser;  but  it  is  unnecessary  to  point  out  that 
their  existence  is  taken  into  account  in  the  bargaining 
between  the  two  parties,  and  there  can  be  no  doubt  that 
they  do  in  effect  diminish  the  selling  value  of  the  pro- 
perty. They  thus  constitute  a  tax  on  capital  values  payable 
at  the  moment  when  the  property  changes  hands.  A 
similar  tax  is  also  levied  on  property  temporarily  trans- 
ferred by  means  of  a  lease.  Local  rates  and  the  in- 
habited house  duty,  which  are  also  to  a  large  extent 
taxes  upon  land,  will  be  dealt  with  in  a  subsequent 
chapter. 


CHAPTER    IV. 

THE    THEORY   OF    RENT. 

The  most  widely  known  and  the  most  generally  quoted 
theory  of  rent  is  that  due  to  the  economist  Ricardo. 
"Rent,"  says  Ricardo,  "is  that  portion  of  the  produce  of 
the  earth  which  is  paid  to  the  landlord  for  the  use  of  the 
original  and  indestructible  powers  of  the  soil."  ^  And  then 
he  goes  on  to  show  how  rent  arises  and  how  it  grows. 

*'  On  the  first  settling  of  a  country  in  which  there  is  an  abundance  of 
rich  and  fertile  land,  a  very  small  proportion  of  which  is  required  to  be 
cultivated  for  the  support  of  the  actual  population,  .  .  .  there  will  be 
no  rent ;  for  no  one  would  pay  for  the  use  of  land  when  there  was  an 
abundant  quantity  not  yet  appropriated.  But  '  when  in  the  progress 
of  society  land  of  the  second  degree  of  fertility  is  taken  into  cultivation, 
rent  immediately  commences  on  that  of  the  quality,  and  the  amount  of 
rent  will  depend  on  the  difference  in  the  quality  of  these  two  portions 
of  land.  When  land  of  the  third  quality  is  taken  into  cultivation,  rent 
immediately  commences  on  the  second.  At  the  same  time,  the  rent  of 
the  first  quality  will  rise.'  " 

This  theory  of  rent  invented  by  Ricardo,  and  endorsed 
by  John  Stuart  Mill,  was  enthusiastically  accepted  by 
Mr.  Henry  George,  who  apparently  identifies  the  Ricardian 
theory  with  what  he  is  pleased  to  call  "God's  Law  of 
Rent."  2 

'  Ricardo,  chap.  ii.  *  The  Condition  of  Labour,  p.  'j'^. 
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Unfortunately  this  much  belauded  theory  fails  to  corre 
spond  with  the  facts. 

A  preliminary  objection. — In  the  first  place  the  definition 
is  inaccurate.  Rent  is  not  paid  for  "  the  use  of  the  inde- 
structible powers  of  the  soil ; "  for  the  indestructible  powers 
of  the  soil  are  for  the  most  part  useless.  As  the  late 
Professor  Thorold  Rogers,  among  others,  shrewdly  pointed 
out,^  what  is  indestructible  in  the  soil  is  not  its  fertility, 
but  its  infertility.  A  bed  of  granite  will  remain  barren, 
however  much  labour  be  spent  upon  it ;  while,  on  the  other 
hand,  the  most  fertile  of  virgin  soils  may  quickly  be  ren- 
dered unproductive  by  careless  cultivation.  Indeed  Nature 
herself  often  performs  the  work  of  destruction,  and  land 
that  by  much  exertion  of  human  effort  has  been  made 
fertile,  will  within  a  few  years,  if  the  effort  cease,  relapse 
into  barrenness.  In  a  word,  there  is  no  such  thing  as 
permanent  fertility. 

The  theory  historically  untrue. — Let  us  pass  to  the 
question  of  the  origin  of  rent.  According  to  Ricardo  rent 
arose  by  the  gradual  extension  of  cultivation  from  fertile 
to  inferior  soils.  So  far  as  England  is  concerned  this 
statement  is  completely  at  variance  with  known  facts. 
Rents  in  England  had  a  compulsory  or  military,  not  an 
economic  origin.  The  rent-payer  was  in  nine  cases  out 
of  ten  the  serf  or  slave  of  the  rent-receiver.  He 
paid  because  he  could  not  help  himself;  the  payment 
was  a  personal  one ;  no  attempt  was  made  to  graduate 
the  rent  according  to  the  nature  of  the  soil ;  nor  was  one 
serfs  rent  raised  because  some  other  serf  was  cultivating 
worse  land.      The   only   circumstances  that  affected  the 

^  See  for  example,  Industrial  and  Commercial  Histoiy  of  England, 
E 
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rent  were  the  needs  of  the  lord,  and  the  customs  of  the  manor. 
Nor  did  economic  considerations  affect  the  rent  in  cases 
where  a  vohmtary  payment  was  made,  as  where  a  freeholder 
commended  liimself  to  a  powerful  lord.  Here  what  the  free 
tenant  paid  for  was  military  protection,  not  profitable  land. 
And,  to  jump  from  these  early  and  obviously  non-economic 
rents  to  the  fifteenth  century,  when  tenant-farmers  in  the 
m.odern  sense  began  to  grow  common,  there  is  still  no  evi- 
dence for  Ricardo's  imaginary  picture  of  the  extension  of 
cultivation  inducing  an  increase  of  rent.  On  the  contrary,  the 
population  was  stationary,  or  nearly  so,  and  an  immense  area 
of  cultivable  land  was  lying  idle.  Nevertheless  the  villain 
tenants  of  manors  were  willing  to  take  up  land  and  pay  a 
rent  for  it,  because  they  acquired  by  so  doing  a  more  inde- 
pendent status.  A  still  more  important  test  is  furnished  by 
the  rapid  increase  of  rents  at  the  end  of  the  fifteenth  and 
through  the  greater  part  of  the  sixteenth  centuries.  Here 
the  causes  were  purely  economic,  and  therefore  here  if  any- 
where support  should  be  found  for  the  Ricardian  theory. 
It  is  not  found.  The  rise  was  due,  not  to  the  extension 
of  cultivation,  for  thousands  of  acres  were  thrown  out  of 
tillage,  and  the  labourers  flocked  to  the  towns  in  search  of 
work,  but  to  a  change  in  the  use  to  which  the  land  was 
put.  The  fields  that  brought  in  little  profit  as  corn-land 
could  be  made  to  bring  in  much  profit  as  grass-land. 

The  rise  in  eighteenth- century  rents. — Again,  in  the 
eighteenth  century  there  was  a  rise  in  rents  that  cannot  be 
attributed  to  the  pressure  of  population  against  the  soil. 
During  three-quarters  of  the  century  population  increased 
very  slowly,  prices  were  almost  stationary,  and  labourers 
were  prosperous.  The  accompanying  increase  of  rent  was 
due  to  the  improvements  in  the  art  of  agriculture,  of  which 
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something  has  been  said  in  a  previous  chapter.  "In  173 1-2 
when  wheat  was  20s.  a  quarter,  barley  11^.,  and  oats  ()s.  6d., 
Lord  Lovell  reports  as  the  result  of  the  new  agriculture 
that  his  profits  on  his  outlay  are  more  than  36  per  cent."  ^ 
In  brief,  the  landowners  were  teaching  the  farmers  how  to 
make  more  profit  out  of  the  land  by  better  cultivation,  and 
this  increased  profit,  or  part  of  it,  came  back  to  the  land- 
owner in  the  form  of  increased  rents. 

The  law  of  diminishing  return. — Nor  can  it  be  said 
that  this  is  only  another  aspect  of  the  Ricardian  theory. 
It  is  true  that  Ricardo  allowed  not  only  for  the  case  of  a 
more  extensive  cultivation  by  the  breaking  up  of  inferior 
land,  but  also  for  a  more  intensive  cultivation  by  the  em- 
ployment of  additional  capital  on  the  old  land.  He  did ; 
but  the  expenditure  of  additional  capital,  according  to  the 
old  methods,  is  a  very  different  thing  from  the  adoption  of 
improved  methods.  It  is  the  latter  procedure  that  gave 
rise  to  the  increase  of  rents  in  the  eighteenth  century ;  it 
was  the  former  on  which  Ricardo  based  the  second  half 
of  his  theory  of  rent. 

Doses  and  diagrams. — This  side  of  the  theory  has  been 
fully  worked  out  by  later  writers,  notably  by  Professor 
Marshall.2  With  much  admirable  reasoning  Professor 
Marshall  explains  how  rent  arises  from  what,  following 
Ricardo  and  Mill,  he  calls  the  Law  of  Diminishing  Return. 
This  explanation,  like  the  other  branch  of  the  Ricardian 
theory,  is  extremely  pretty,  and  has  the  additional  advantage 
that  it  can  be  illustrated  by  diagrams.  A  diagram  always 
appeals  to  the  imagination.     The  laziest  of  readers  when 

1  Tiiorold  Rogers,  The  Economic  Interpretation  of  History,  p.  270. 
'  See  MarshM's  Economics  0/ Industry  &ad  Principles  of  Economics 
on  the  subject  of  rent. 
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he  sees  a  neat  little  diagram,  and  is  told  that  one  line, 
by  distances  measured  along  it,  represents  the  farmer's 
"  doses  "  of  capital,  another  in  a  similar  way  the  successive 
returns  obtained,  and  a  third  line — a  wavy  one — the  rate  of 
return  per  dose,  at  once  grasps  the  whole  theory,  or  thinks 
he  does,  and  accepts  without  a  murmur  the  conclusion,  that 
a  certain  area  included  between  these  Hnes  must  be  the 
landlord's  rent,  and  another  area  the  farmer's  profit.  No- 
thing could  be  more  beautiful — only  it  is  not  true.  That 
is  to  say,  the  theory,  with  or  without  diagrams,  does  not 
explain,  even  approximately,  the  growth  of  rent  in  the 
majority  of  cases  where  rent  has  grown. 

The  essence  of  the  theory  is  that  rent  begins  when  the 
point  of  diminishing  return  has  been  passed.  As  a  matter 
of  fact,  on  ninety-nine  farms  out  of  a  hundred  now  paying 
rent,  the  point  of  diminishing  return  has  not  yet  been  even 
approached.  The  capital  that  in  theory  ought  to  be  spent 
on  the  land  is  not  spent,  for  the  simple  reason  that  the 
farmer  has  not  got  it  to  spend.  This  unpretentious  fact 
at  once  reduces  the  Ricardo-Marshall  theory,  adopted  by 
Henry  George,  to  its  proper  position  as  an  ingenious  intel- 
lectual exercise.  Its  abstract,  unreal  character  has  been 
sufficiently  exposed  by  that  most  cautious  of  economists, 
Professor  Sidgwick — 

"It  is  misleading,"  he  writes,^  "to  speak  of  the  'last 
dose  of  capital  which  pays  no  rent '  as  if  this  '  dose '  were 
an  element  definitely  ascertainable  in  the  business  reckonings 
of  an  ordinary  farm.  .  .  The  art  of  agriculture  has  not  yet 
reached  the  degree  of  exactness  that  would  be  required  to 
ascertain  even  approximately  in  any  particular  case  the 
portion  of  capital  that  is  to  be  regarded  as  paying  no  rent. 
^  Sidg%vick,  rrincipUs  of  Polilual  Economy,  p.  287. 
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Thus  " — with  regard  to  the  changes  following  on  the  recent 
fall  in  the  value  of  English  wheat — "  the  most  that  can  be 
said  is,  that  the  fall  of  prices  has  caused  a  general  tendency  to 
diminish  expense  in  farming  wherever  it  can  be  diminished  : 
and  even  this  is  in  many  cases  merely  due  to  loss  of  capital, 
and  is  in  consequence  a  tendency  to  farm  more  cheaply 
than  is  really  economical." 

The  narrowness  of  the  Ricardian  theory.  —  But  per- 
haps the  most  sweeping  condemnation  of  the  Ricardian 
theory  is  to  be  found  in  the  fact  that  Ricardian  theorists 
invariably  argue  as  if  the  only  crop  obtainable  from  the  soil 
were  a  crop  of  wheat.  All  their  arithmetical  calculations 
and  geometrical  diagrams  are  based  on  this  tacit  assumption. 
But  the  uses  to  which  land  can  be  put  fall  little  short  in 
number  of  the  wants  which  human  beings  can  feel ;  and  for 
any  one  of  these  uses  the  landless  man  will  in  general  be 
willing  to  pay  some  price  to  the  landlord.  It  is,  therefore, 
on  the  face  of  it  absurd  to  attempt  to  deduce  the  law  of  rent 
for  all  land  from  reasoning  drawn  solely  from  one  use  of 
land. 

The  fundamental  attribute  of  land.  —  And  curiously 
enough  Professor  Marshall,  who  has  taken  so  much  pains 
to  elaborate  the  Ricardian  theory,  elsewhere  points  out  the 
multifold  utility  of  land,  and  states,  more  clearly  than  any 
other  writer  has  yet  stated,  the  essential  attributes  which  dis- 
tinguish land  from  other  commodities. 

"  When  we  have  inquired,"  he  writes,  "  what  it  is  that 
marks  off  land  from  those  material  things  which  we  regard 
as  products  of  the  land,  we  shall  find  that  the  fundamental 
attribute  of  land  is  its  extension.  The  right  to  use  a  piece 
of  land  gives  command  over  a  certain  space — a  certain  part 
of  the  earth's  surface.     The  area  of  the  earth  is  fixed  ;  the 
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geometric  rehtions  in  which  any  part  of  it  stands  to  other 
parts  are  fixed.  Man  has  no  control  over  Ihem."  And 
again  : — "  The  use  of  a  certain  area  of  the  earth's  surface  is 
a  primary  condition  of  anything  that  man  can  do ;  it  gives 
him  room  for  his  own  actions,  with  the  enjoyment  of  the 
heat  and  the  light,  the  air  and  the  rain  which  nature  assigns 
to  that  area;  and  it  determines  his  distance  from,  and  in 
a  great  measure  his  relations  to,  other  things  and  other 
persons."  ^ 

Let  us  take  this  admirable  statement  as  the  basis  for  a 
further  investigation  of  the  theory  of  rent  Only  before 
starting  on  the  task,  let  it  be  clearly  understood  that  we  do 
not  expect  to  discover  any  simple  law,  that  may  be  expressed 
in  algebraic  formulae  or  illustrated  with  geometric  diagrams. 
Our  only  object  is  to  arrive  at  a  clearer  understanding  of 
the  way  in  which  the  general  phenomenon  of  rent  affects 
particular  proposals  for  land  nationalization. 

The  law  of  supply  and  demand  as  applied  to  land. — 
First  then,  when  a  man  offers  to  hire  a  piece  of  land  he 
must  have  in  view  one  or  more  of  the  numberless  uses  to 
which  land  can  be  put ;  and  the  advantage  that  he  expects 
to  derive  from  the  occupation  of  the  land  for  that  purpose, 
will  influence  him  in  his  estimate  of  the  price — the  rent — 
which  he  should  pay.  But  this  consideration  will  not  neces- 
sarily, will  not  even  probably,  determine  the  rent  that  is 
finally  agreed  upon.  Our  particular  applicant  for  land,  and 
the  particular  proprietor  with  whom  he  is  bargaining,  are  not 
alone  in  the  world.  There  are  other  pieces  of  land  on  the 
earth's  surface  which  will  suit  tlie  applicant  as  well  or  nearly 
as  well ;  there  are  other  applicants,  actual  or  potential, 
willing  to  come  to  terms  with  the  landlord.  The  final 
^  Marshall,  Principles  of  Economics,  p.  198. 
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price  agreed  upon  will  therefore  be  determined — after  such 
bargaining  as  is  possible  between  the  two  parties — by  the 
Law  of  Supply  and  Demand.  "  When  there's  two  pigs  in 
the  market  and  only  one  buyer,  pigs  is  cheap  ;  when  there's 
two  buyers  and  only  one  pig,  pigs  is  dear,"  said  the  old 
farmer,  and  the  law  of  supply  and  demand  has  never  been 
better  stated. 

The  supply  of  land. — Obviously,  however,  this  state- 
ment docs  not  exhaust  the  question  of  rent.  To  say  that 
the  rent  of  a  piece  of  land  is  determined  by  the  law  of 
supply  and  demand,  is  useless  except  as  a  prelude  to  an 
explanation  of  how  this  universal  law  of  price  operates 
in  the  case  of  land.  In  other  words,  we  must  consider 
what  circumstances  create  the  demand  for  land  or  alter  the 
effective  supply  of  land;  for  though  the  final  supply  of 
land  is  unalterably  limited  by  the  size  of  the  globe,  the 
effective  supply  of  land  at  any  given  place  for  any  given 
purpose  is  constantly  modified  by  social  conditions.  For 
example,  the  establishment  of  a  service  of  fast  steamboats 
from  St  Heliers  to  Southampton  may  render  the  soil  of 
Jersey  as  effectively  available  for  the  purpose  of  growing 
potatoes  for  the  London  market,  as  if  the  whole  island  had 
been  taken  up  bodily  and  dropped  down  in  Kent.  Or 
again,  the  supply  of  land  effectively  available  for  dwelling- 
houses  in  any  given  district  of  London  may  be  suddenly 
diminished  by  the  construction  there  of  a  wide-spreading 
railway  terminus,  and  as  suddenly  increased  by  the  running 
of  daily  cheap  trains  to  and  from  the  country. 

The  "cost  of  production"  of  land. — Such  illustrations 
might  be  multiplied  almost  ad  vifiiiitum,  but  the  practical 
point  we  have  to  consider  is  how  these  modifications  in  the 
supply  of  land  ultimately  affect  its  price.     In  the  case  of 
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most  commodities  there  is  a  well-understood  connection 
between  the  price  of  the  commodity  and  the  cost  of  increas- 
ing the  supply  of  that  commodity.  Where  competition  is 
keen  and  free,  the  price  of  an  article  tends  to  equal  the  cost 
of  producing  more  specimens  of  the  same  article.  Does 
the  same  thing  hold  true  of  land  ?  Is  there  in  fact  any 
cost  of  production  in  the  case  of  land  ? 

The  land  nationalizer,  especially  if  he  be  a  theologian, 
will  at  once  answer  that  the  land  was  created  by  a  Divine 
Maker  and  delivered  as  a  free  gift  to  the  human  race. 
This  was  a  favourite  assertion  of  the  late  Mr.  Henry 
George,^  but  even  his  most  loyal  followers  must  admit  that 
the  land  which  God  gave  to  the  human  race  was  only 
partially  suitable  to  human  purposes.  Many  broad  fields 
that  now  carry  rich  crops  of  wheat  were,  when  man  took 
them  over,  but  stagnant  marshes  breeding  pestilence ; 
the  Weald  of  Kent,  now  covered  with  orchards  and  hop- 
gardens and  acres  of  dwarf  fruit,  was  once  a  solid  forest. 
It  is  man  who  has  drained  the  marsh,  and  man  who 
has  cleared  the  forest.  More  than  this.  On  particular 
areas  of  land,  human  labour  has  fenced  off  one  field  from 
another ;  has  dug  ditches  and  water-courses  ;  has  cut  roads 
to  give  convenient  access  to  the  different  fields,  and  erected 
suitable  buildings  in  the  spot  where  they  are  likely  to  be 
most  serviceable.     In  brief,  a  farm  has  been  produced. 

The  thing  called  a  farm. — Let  us  concentrate  our 
attention  for  a  moment  on  this  product  of  human  labour — 
this  thing,  this  farm.  It  has  been  produced  by  processes 
which  are  essentially  similar  to  those  involved  in  the  con- 

^  "  But  land  has  no  cost  of  production,  since  it  is  created  by  God, 
not  produced  by  man." — Henry  George,  Tke  Cotuiilion  of  Labour, 
p.  17. 


THE   THEORY   OF   RENT. 


73 


version  of  wheat  into  bread,  or  pig-iron  into  pen-knives.  In 
each  case  man  has  availed  himself  of  the  forces  of  nature, 
so  far  as  they  go,  and  utilized  them  in  co-operation  with  his 
own  muscles  to  produce  a  thing  he  wants.  The  thing  once 
produced  must  take  its  chance  in  the  market.  It  may  fetch 
far  more  than  will  repay  the  producer  for  the  expenses  of 
production  ;  it  may  go  for  an  old  song.  But  if  it  is  a  thing 
constantly  asked  for  and  constantly  supplied,  then,  as  was 
just  said,  its  price,  so  far  as  competition  is  keen  and  free,  will 
tend  to  an  equality  with  the  cost  of  producing  a  similar 
article.  In  the  case  of  a  flirm  there  is  not  the  same  ease  of 
production,  nor  quite  the  same  regularity  of  demand,  as  in 
the  case  of  a  penknife.  The  farm  is  a  fixture  on  the  earth's 
surface.  Other  farms  cannot  be  brought  to  precisely  the 
same  spot  to  compete  with  it ;  nor,  as  a  rule,  will  applicants 
coming  from  a  distance  wish  for  it  so  strenuously  as  the  men 
living  in  its  neighbourhood.  In  other  words,  the  fixity  of 
the  commodity  called  a  farm  limits  competition  in  both 
directions.  But  when  due  allowance  has  been  made  for 
these  considerations,  it  is  clear  that  the  cost  of  production 
does  to  some  extent  affect  the  price  of  farms ;  for  a  farmer 
will  in  general  be  willing  to  pay  for  a  ready-made  farm,  at 
least  as  much  as  it  would  cost  him  to  make  a  similar  farm 
for  himself.  Part  of  this  payment  is  in  practice  made  in  a 
lump  sum  to  the  outgoing  tenant,  for  such  improvements 
of  his  own  making  as  the  law  of  England  allows  him  to 
appropriate.  The  rest  is  included  in  the  annual  rent  paid 
to  the  landlord. 

The  attempted  distinction  between  original  fertility 
and  added  value. — Mr.  Henry  George,  following  Ricardo, 
recognizes  tiiis,  but  would  reply  that  he  separates  the  value 
that  has  been  added  to  the  farm  by  human  labour  from  the 
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original  value  of  the  land  in  a  state  of  nature.  The  pay- 
ment for  the  first  item  is  interest  on  capital ;  it  is  only  to 
the  second  item  that  the  term  rent  belongs.  Like  the  rest 
of  the  Ricardian  theory,  the  distinction  is  beautiful  when 
looked  at  from  a  distance,  but  it  will  not  bear  contact  with 
every  day  facts.  It  fails  indeed  at  the  very  outset ;  for  if 
part  of  the  rent  actually  paid  is  interest  on  capital,  clearly  it 
is  necessary  to  know  on  what  capital  sum  interest  is  to  be 
allowed.  Is  it  on  the  whole  capital  that  has  been  put  into 
the  soil  in  times  past?  If  so,  even  if  the  rate  were  fixed  so 
low  as  two  and  a  half  per  cent.,  then  on  most  English  farms 
the  margin  left  for  the  "original  fertility  of  the  soil"  would 
be  reduced  to  a  minus  quantity.  While  if  we  decide  that 
interest  is  to  be  allowed  only  on  that  part  of  the  past  ex- 
penditure which  can  be  traced  in  the  present  value,  we  are 
met  by  the  absolute  impracticability  of  the  proposed  in- 
vestigation. For  even  if  we  possessed  the  complete  records 
of  a  farm  for  a  hundred  years  back,  or  any  period  that  we 
care  to  take  as  sufficiently  remote,  it  would  still  be  impossible 
to  ascertain  how  much  of  the  present  fertility  and  conveni- 
ence of  the  farm  was  due  to  human  labour,  and  how  much 
was  derived  from  the  original  condit'on  of  the  land.  Nature 
works  rapidly  in  the  open  air,  and  a  momentary  neglect  on 
the  part  of  man  may  set  back  his  work  for  weeks  or  months 
or  years.  Part  of  the  labour  put  into  the  soil  may  at  any 
time  be  swallowed  up,  like  manure  spread  upon  a  sand-bed, 
while  another  part  will  express  itself  as  a  valuable  addition 
to  the  advantages  of  the  land.  But,  after  the  lapse  of  a 
few  years,  the  completest  ledger  record  will  not  be  suffi- 
cient to  determine  what  present  results  are  due  to  what  past 
operations. 
Professor    Sidgwick's   definition   of  rent.  —  On  these 
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grounds  it  is  far  wiser,  as  Professor  Sidgwick  has  done, 
to  abandon  altogether  the  subtle  distinctions  attempted  by 
Ricardo  and  his  followers,  and  to  use  the  term  "  rent "  in 
its  "ordinary  sense  to  mean  the  price  paid  for  the  use  of 
land,  whatever  be  the  source  of  its  utility."  ^ 

Have  building  sites  a  "cost  of  production"? — In 
applying  this  definition  to  land  intended  for  buildings,  it 
must  be  noticed,  that  as  regards  the  actual  site  itself  there  is 
no  gradual  accumulation  of  fertility  or  convenience  as  in 
the  case  of  a  farm.  A  site  must  be  dealt  with  de  novo  for 
each  succeeding  house  placed  upon  it,  and  all  the  previous 
work  upon  that  plot  of  land  must  be  wasted. 

This,  however,  is  not  the  case  with  the  approaches  to  a 
site,  and  with  the  sewers  leading  from  it.  Ceteris  paribus,  a 
man  will  pay  more  for  a  site  with  a  well-made  road  leading 
up  to  it  than  for  a  plot  of  ground  that  can  only  be  ap- 
proached by  a  cart  track.  Consequently  the  first  thing  that 
a  landowner  does  when  he  wishes  to  convert  waste  or  agri- 
cultural land  into  building  land  is  to  lay  out  convenient 
roads,  properly  metalled  and  with  sewers  underneath.^  A 
proportional  part  of  the  cost  of  this  work  of  necessity  enters 
into  the  price,  or  rent,  that  a  speculative  builder  or  private 
person  will  be  willing  to  pay  for  one  of  the  sites  thus 
rendered  available.      It  is  true  that  in  the  centre  of  large 

1  Sidgwick,  p.  283. 

^  Here,  for  example,  is  an  extract  from  an  auctioneer's  circular  adver- 
tising  the  sale  of  a  building  estate  : — 

"The  roads  are  made  and  formed  with  an  extra  thickness  of  metal- 
ling. The  estate  is  well  drained,  the  dual  system  for  sewage  and 
surface  water  having  been  adopted,  and  connected  with  the  main 
drainage  system  of  the  town.  .  .  .  The  cost  of  the  completion  and 
maintenance  of  all  roads  and  footways,  as  shown  on  the  Sale  Plan,  and 
of  all  sewers,  will  be  borne  by  the  Vendors." 
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towns  this  original  cost  of  production  has  long  been  over- 
laid by  other  elements  that  go  to  make  up  t'ne  price  of 
building  land.  But  in  new  towns  or  residential  districts, 
deliberately  laid  out  with  the  view  of  attracting  residents, 
such  as  Eastbourne  or  Bedford  Park,  it  is  probable  that  the 
whole  of  the  capitalized  rent  of  each  site  is  but  little  in 
excess  of  the  cost  of  making  that  site.  It  must  be  admitted, 
however,  that  such  cases  are  probably  exceptional.  As 
a  general  rule,  long  before  agricultural  land  is  actually  built 
over,  it  has  begun  to  rise  in  value  because  many  persons 
have  begun  to  appreciate  its  advantages  as  building  land. 
Consequently  even  the  first  tenants  pay  for  their  sites  a  rent 
that  may  very  far  outstrip  the  cost  of  production. 

The  "cost  of  production"  of  mines.— To  pass  to  another 
use  of  land,  we  find  that  in  the  case  of  mines  the  question  of 
rent  is  complicated  by  the  progressive  exhaustion  of  the  mine. 
There  is  indeed  for  every  mine  in  one  sense  a  very  obvious 
"  cost  of  production,"  namely,  the  cost  of  sinking  the  shaft, 
erecting  a  wheel,  propping  up  galleries,  &c.,  &c.  And  for 
these  advantages,  where  they  exist,  a  colliery  master  would 
be  willing  to  pay  a  rent  equivalent  to  the  cost  of  re-creating 
them  elsewhere ;  only  the  very  presence  of  these  advan- 
tages '\%  prima  facie  evidence  that  the  mine  has  been  to  some 
extent  worked  out.  In  other  words,  it  cannot  be  inferred 
that  an  existing  shaft  and  galleries  are  a  real  addition  to  the 
original  value  of  a  mine,  in  the  same  way  that  good  roads 
are  always  an  addition  to  the  value  of  a  farm  or  a  building 
estate.  All  we  can  say  is,  that  a  mine  cannot  be  "  produced  " 
without  the  initial  labour  of  sinking  a  shaft,  &c.,  and  the 
cost  of  this  operation  will  be  taken  into  account  by  a  colliery 
master  bidding  for  the  lease  of  a  ready-made  mine. 

We  have  shown  then  that  there  is  generally  an  element  in 
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the  price  of  land  corresponding  very  closely  to  the  element 
called  "cost  of  production  "  in  the  price  of  other  commodi- 
ties. The  difference  is  that  land  being  fixed  in  one  spot,  the 
cost  of  production  of  a  piece  of  land  for  a  particular  purpose 
can  never  affect  its  price  in  the  same  systematic  way  in 
which  cost  of  production  regulates  the  prices  of  penknives. 
Two  penknives  can  be  identical  in  every  respect,  but  two 
pieces  of  land  cannot ;  if  in  no  other  respect  they  must 
always  differ  in  geographical  situation.  Consequently  while 
the  cost  of  supplying  land  for  any  given  purpose  does  un- 
doubtedly affect  the  price  of  land,  the  important  considera- 
tion in  determining  rent  is  Demand. 

The  demand  for  land. — And  the  first  point  to  be  noted 
about  the  demand  for  land  is  that  a  different  demand  comes 
from  different  classes  of  people.  The  Ricardians  say  that 
the  rent  of  a  piece  of  land  measures  the  superior  advantages 
of  that  piece  of  land  over  land  that  pays  no  rent.  The 
statement  if  true  would  be  little  better  than  a  truism.  But 
is  it  true  ?  Advantages  do  not  exist  in  the  abstract ;  there 
must  be  some  person  to  appreciate  them.  For  whom  then 
does  the  Ricardian  law  measure  the  rent  that  should  be  paid  ? 
A  well-to-do  farmer  will  offer  for  good  land  in  Kent  with 
farm  buildings  attached  eighteen  shillings  an  acre ;  one  of 
his  labourers  will  offer  for  a  strip  of  the  same  land,  without 
buildings,  a  shilling  a  rod,  or  eight  pounds  an  acre.  A  rail- 
way company  gets  five  pounds  an  acre  for  labourers'  allot- 
ments carved  out  of  surplus  land  that  no  farmer  would 
pay  a  penny  to  hire. 

Nor  need  we  confine  ourselves  to  this  palpable  contrast 
between  the  rents  paid  by  labourers  and  those  paid  by 
farmers.  The  class  of  farmers  itself  is  not  homogeneous. 
The  rent  per  acre  paid  by  a  farmer  of  a  thousand  acres 
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will  not  necessarily  be  the  same,  will  probably  be  much  less, 
than  the  rent  paid  for  exactly  the  same  quality  of  land  by  a 
fifty-acre  farmer,  due  allowance  in  each  case  being  made  for 
the  value  of  the  buildings.  And  the  reason  is  simple.  The 
number  of  professional  farmers  who  possess  sufficient  capital 
to  farm  fifty  acres  is  considerably  greater  than  the  number 
of  farmers  who  could  venture  on  a  farm  of  a  thousand  acres ; 
consequently  there  will  in  general  be  a  keener  competition 
for  the  smaller  farms. 

Thus,  even  for  purely  agricultural  purposes,  the  demand  for 
land  is  by  no  means  such  a  simple  matter  as  the  Ricardians 
assume  it  to  be.  But  the  uses  of  agricultural  land  are  not 
confined  to  agriculture.  Land  that  might  be  made  into  a 
farm,  may  be  made  into  a  park ;  land  that  would  command 
a  low  rent  as  a  sheep-walk,  may  command  a  high  rent  as  a 
deer  forest ;  land  worth  five  shillings  an  acre  to  plough,  may 
be  worth  a  pound  an  acre  as  a  poultry  farm.  Where  does 
the  Ricardian  ready-reckoner  come  in  here  ? 

The  truth  is  that  almost  the  only  generalization  we  can 
make  about  the  demand  for  land  is  this — That  it  depends 
ultimately  on  the  demander's  anticipation  of  the  profit  or 
pleasure  to  him  to  be  got  out  of  the  land.  And  as  nearly  every 
want  of  human  beings  involves  some  use  of  land,  an  increase 
in  the  prosperity  of  a  community — which  means  always  a 
multiplication  of  wants — will  generally  cause  an  increased 
demand  for  land. 

The  effect  of  improvements  upon  rent. — Descending 
from  this  general  statement,  that  rent  grows  with  the  growing 
wealth  of  the  community,  let  us  come  to  particular  con- 
siderations. And  first,  if  we  regard  land  for  the  moment 
solely  as  an  instrument  of  production,  not  as  an  object  of 
pleasure,  it  is  clear  that  any  invention  which  increases  the 
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utility  that  can  be  extracted  from  the  soil  with  a  given 
amount  of  labour  will  generally  increase  rent.  For  the 
occupier  of  the  land  now  finds  that  his  labour  or  capital  is 
rewarded  at  a  higher  rate  than  formerly,  and  therefore,  un- 
less there  is  an  accompanying  rise  in  the  standard  of  living 
among  men  of  his  class,  competition  will  compel  him  to  pay 
over  this  excess  remuneration  to  his  landlord. 

In  practice  improvements  in  the  art  of  industry  are 
generally  accompanied  by  an  improvement  in  the  standard 
of  living ;  the  two  are  in  fact  only  different  expressions  of 
an  increased  mental  activity.  Consequently  though  the 
landlord  may,  as  has  been  well  said,  skim  off  the  cream  of 
any  particular  improvement,  the  milk  that  remains  behind 
will  be  worth  something  more  than  pigs'  food. 

An  increase  in  rent  rarely  accompanies  an  increase 
in  poverty. — On  the  other  hand,  it  must  not  be  forgotten 
that  the  landlord  can  on  occasion  profit  by  an  actual  fall  in 
the  standard  of  comfort.  It  is  indeed  this  aspect  of  the 
operation  of  rent  that  seems  to  have  taken  exclusive  posses- 
sion of  Mr.  George's  mind,  and  to  have  inspired  his  fancy 
pictures  of  the  human  race  groaning  under  the  slavery 
of  private  ownership  of  land.  The  cases,  however,  where 
this  does  occur  are  happily  rare.  One  of  the  best  instances 
is  that  of  the  rent  of  agricultural  land  in  England  at  the 
beginning  of  the  present  century. 

The  population  under  the  artificial  stimulus  of  the  Pooi 
Law  was  increasing  rapidly  ;  a  series  of  bad  harvests  fell 
one  after  the  other  upon  the  country ;  foreign  wheat  was 
shut  out ;  the  price  of  bread  rose  enormously ;  so  also  did 
rents;  the  wages  of  labour  fell  piteously.  In  this  case 
it  was  indeed  out  of  the  misery  of  the  labourer  that  the 
landlord  ground  his  rents. 
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Such  instances,  however,  it  may  be  safely  asserted,  are 
extremely  rare ;  as  a  general  rule  it  is  not  the  growing 
misery  but  the  growing  prosperity  of  the  mass  of  the 
community  that  leads  to  a  rise  in  rents. 

Successive  rents  for  the  same  piece  of  land. — Another 
point,  important  to  note,  is  the  way  in  which  rent  is  affected 
by  the  multiplicity  of  uses  to  which  land  can  be  put.  For 
example,  strawberry-growing  is  under  suitable  conditions  a 
very  profitable  use  of  land.  The  conditions  are  that  the 
land  must  be  of  fair  quality,  and  within  an  easy  distance  of 
a  good  market.  Such  land  will  command  a  high  rent,  and 
we  will  suppose  that  a  fruit-grower  in  order  to  save  this  rent 
moves  off  to  what  a  Ricardian  might  call  the  "  margin  of 
cultivation  "  for  strawberries.  Will  he  there  find  land  at 
no  rent  ?  Certainly  not.  For  though  the  land  is  worth 
nothing,  beyond  the  grower's  bare  profit,  for  strawberry- 
growing,  it  may  be  worth  an  appreciable  rent  for  other 
purposes,  say  stock-rearing ;  and  there  is  no  reason  why  the 
owner  of  the  land  should  forego  this  rent  in  order  to  gratify 
a  particular  strawberry-grower. 

This  consideration  is  of  fundamental  importance  in  the 
theory  of  rent,  for  it  at  once  disposes  of  the  Ricardian  paradox 
that  the  rent  of  land  does  not  enter  into  the  price  of  com- 
modities. The  Ricardian,  arguing  as  if  the  soil  of  the 
British  Isles  had  no  conceivable  utility  except  to  grow 
wheat,  contends  that  the  price  of  wheat  is  fixed  by  the  cost  of 
its  production  on  the  worst  land,  and  that  therefore  the  rent 
paid  for  the  use  of  the  best  land  is  not  the  cause,  but  the 
consequence,  of  the  price  of  wheat :  hence  the  landowner  only 
intercepts  the  extra  profit  that  would  otherwise  go  to  the 
farmer  of  the  best  land ;  and  the  public  is  not  affected  by 
this  private  arrangement.     All  of  which  would  be  true  if 
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wheat  were  the  only  commodity  extracted  from  the  land. 
But  even  one  alternative  use  for  land  upsets  this  calculation  ; 
for  it  may  create  a  minimum  rent  below  which  even  the 
worst  wheat  land  will  not  fall.  If  so,  this  minimum  rent, 
since  it  enters  into  the  price  paid  for  all  wheat  land,  must 
enter  into  the  cost  of  production  of  all  wheat. 

In  England,  as  a  matter  of  fact,  there  are  few  acres  of  land 
under  any  sort  of  cultivation  of  which  the  possible  uses  are 
not  nearer  twenty  than  two ;  and  it  may  safely  be  said  that 
within  the  limits  of  the  United  Kingdom  occupied  rent- 
less  land  is  impossible  to  find.  In  making  this  statement 
one  does  not  forget  that  at  the  present  moment  there  are 
farms  lying  vacant  which  the  owners  declare  they  would  be 
willing  to  let  rent  free,  Yes  ;  but  for  how  long  ?  For  just 
so  long  as  may  be  necessary  for  the  tenant  at  his  own 
expense  to  bring  back  the  farm  to  a  condition  of  high  fertility. 
To  say  that  such  a  farm  is  let  rent  free  is  an  abuse  of 
language. 

Some  rent  enters  into  the  cost  of  production  of  commo- 
dities.— However,  whether  there  be  or  be  not  rentless  land  in 
England,  does  not  seriously  affect  our  present  argument. 
The  point  is  that  each  lower,  /.  e.  less  profitable,  use  of  land 
makes  a  minimum  rent  for  every  higher  use.^  To  take  only 
broad  distinctions,  agricultural  rents  form  minimum  rents  for 
market-gardens,  and  the  rent  tor  market-garden  land  forms 
a  minimum  rent  for  town  building-land.  Within  a  town,  too, 
it  is  possible  to  trace  the  gradations  of  rent  as  the  number  of 
profitable  uses  for  the  land  increases  from  circumference  to 
centre.      In  the  suburbs  of  London  land  is  available  for 

1  This  ]ioint  has  been  admirably  brought  out  by  Mr.  J.  A.  Hobson. 
See,  for  example,  an  article  in  the  Quarterly  Journal  of  Economics  for 
April  1891. 
F 
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few  except  residential  purposes ;  in  the  heart  of  the  City  there 
is  a  possibiUty  of  a  hundred  alternative  uses  for  any  square 
rod  of  land. 

The  most  profitable  of  these — e.  g.  the  robbing  of  guileless 
clergymen  by  promoting  bogus  companies — must  pay  per 
square  foot  of  land  at  least  as  much  rent  as  would  be  paid 
for  a  less  profitable  use  of  land,  a  few  hundred  yards  away 
from  the  centre.  And  for  this  reason,  that  "  the  margin  of 
cultivation  "  for  bogus  company  offices  is  reached  at  about 
a  furlong  from  the  Stock  Exchange.  Beyond  this  distance 
it  would  not  be  profitable  for  the  company  promoter  to 
open  his  den.  But  such  a  site  would  be  excellent  for 
an  accountant's  office,  or  for  a  manufacturer's  show-rooms, 
or  for  scores  of  other  purposes.  The  best  rent  payable 
for  any  of  these  purposes  will  be  the  minimum  rent  below 
which  no  company  promoter  can  get  a  site  for  his  office. 
To  this  extent,  then,  the  cost  of  production  of  bogus 
companies  is  really  enhanced  by  the  item  of  rent — a  fact 
which  will  perhaps  help  to  console  the  eminently  respectable 
victims  of  the  City  freebooter. 

Again,  to  take  an  illustration  from  another  industry,  where 
coal  is  discovered  beneath  the  surface  of  corn-fields,  the 
coal-master  must  pay  for  all  the  surface  land  that  his 
operations  require,  at  least  as  much  rent  as  the  corn-fields 
commanded.  In  practice  he  will  generally  pay  much  more, 
because  digging  up  coal  is,  as  a  rule,  a  more  profitable 
business  than  growing  corn.  But  while  such  extra  rent  as 
he  may  pay  will  be  a  consequence,  not  a  cause,  of  the  high 
price  of  coal,  the  rent  that  the  land  was  worth  previously 
for  agriculture  will  be  a  necessary  item  in  the  coal-owner's 
expenses  of  production,  and  will  help  to  determine  the  price 
at  which  coal  could  be  sold. 
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Rent,  Interest,  and  Wages.— Indeed  the  way  in  which 
the  three  elements  of  production  affect  price  is  almost 
identical.  It  is  the  minimum  rent  of  land  for  a  particular 
purpose  that  affects  the  price  of  the  commodity  produced ; 
any  rent  above  this  minimum  will  be  a  consequence  of  price. 
In  the  same  way,  the  average  interest  on  capital  must  be 
paid,  or  allowed  for,  as  a  minimum  before  profits  can  be 
calculated.  And  as  regards  wages  of  labour,  it  is  the  wage 
of  the  average  workman  that  forms  the  basis  on  which  the 
expenses  of  production  should  be  calculated;  any  extra 
wage  paid  for  exceptional  skill  or  ability  is  only  an  equivalent, 
if  even  that,  for  the  extra  profit  that  the  good  workman 
brings.^  The  good  workman  commands  in  fact  a  specific 
rent,  over  and  above  the  normal  wage  in  his  profession,  just 
as  the  exceptionally  good  soil  or  good  site  commands  a 
specific  rent  over  and  above  the  rent  of  the  soil  or  site  least 
suitable  for  the  particular  purpose  in  view. 

These  considerations  have  been  insisted  on  at  some 
length,  because  they  help  to  dispose  of  the  absurdity  that 
rent  is  no  burden  on  the  community.  Obviously  that  part  of 
rent  that  does  enter  into  the  expenses  of  production  is  a 
burden,  making  itself  felt  through  the  agency  of  price.  On 
the  other  hand,  specific  rents  for  exceptional  advantages 
are  undoubtedly  the  consequence,  not  the  cause,  of  price,  and 
are  only  a  burden  on  the  community  to  this  negative  extent, 
that  they  could  conceivably,  by  taxation,  be  taken  away 
from  private  individuals  and  devoted  to  the  public  weal. 

^  So  far  as  manual  labour  is  concerned,  this  point  has  been  profusely 
illustrated  by  Mr.  Thomas  Brassey,  the  great  contractor,  in  his  book  on 
IVofA  and  Wages. 


CHAPTER    V. 

THE    BURDEN    OF   LOCAL   RATES. 

The  preceding  chapter,  it  is  to  be  hoped,  has  cleared 
the  way  for  considering  the  practical  question  of  how  taxes 
upon  land  affect  different  classes  in  the  community.  Ob- 
viously this  question  is  of  fundamental  importance  in  any 
scheme  of  land  nationalization ;  for  even  those  reformers 
who,  like  the  English  Land  Nationalization  Society,  are 
mostly  concerned  with  the  problem  of  administering  the 
land,  cannot,  and  do  not,  ignore  the  question  of  taxation. 
And  yet  there  are  few  points  in  the  whole  range  of  contro- 
versy about  which  all  parties  talk  so  loosely. 

Who  pays  local  rates? — Local  rates  afford  the  best 
example  of  this  vague  and  often  self-contradictory  talk. 
They  are  a  charge  upon  real  property,  payable  in  the  first 
instance  by  the  occupier.  Is  he  also  the  final  payer  ?  That 
is  the  whole  matter  in  a  nutshell.  But  the  answer  to  this 
apparently  straightforward  question  seems  to  vary  with  the 
shifting  mood  of  the  person  who  undertakes  to  deal  with  it. 
When,  for  example,  a  proposal  is  made  in  the  House  of 
Commons  by  a  Tory  Government,  that  local  rates  should  be 
relieved  by  contributions  from  the  national  Exchequer, 
Liberal  and  Radical  members  will  denounce  the  proposal 
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as  a  bribe  to  the  landowning  classes ;  while  the  Tories  will 
contend  that  it  is  the  poor  distressed  occupier  whom  they 
wish  to  relieve.  A  few  months  later  the  Liberals  will  be 
proposing  some  reform  of  the  present  rating  system,  in 
order  to  relieve  the  overburdened  occupier;  —  and  the 
Tories  will  reply  that  it  is  the  owner  who  pays  the  present 
rates.  This  is  no  fancy  picture.  It  is  a  matter-of-fact 
description  of  discussions  that  have  taken  place  in  the 
House  of  Commons  a  score  of  times  within  the  last  twenty 
years.  This  apparent  self-contradiction  arises  from  the 
essential  difficulty  of  the  subject.  The  facts  visible  on  the 
surface  are  often  extremely  different  from  the  facts  that  exist 
below,  and  the  difference  in  the  facts  seen  naturally  leads  to 
a  difference  in  the  theory  formulated.  Moreover,  in  prac- 
tice, rents  are  constantly  affected  by  other  than  economic 
considerations,  and  yet,  in  theorising  about  them,  politicians 
and  economists  are  of  necessity  driven  to  use,  exclusively, 
economic  arguments.  Under  such  conditions  it  is  not  sur- 
prising that  diametrically  opposite  theories  should  be  put 
forward  with  equal  conviction  and  honesty. 

In  order  to  get  to  close  quarters  with  this  problem  let 
us  go  back  to  the  theory  of  rent  discussed  in  the  previous 
chapter.  It  was  there  pointed  out  that  any  individual  in 
applying  for  land  would  first  consider  what  the  land  was 
worth  to  him  for  the  purpose  or  purposes  for  which 
he  wanted  it,  and  this  consideration  must  determine  the 
maximum  price  that  he  is  willing  to  pay.  He  may  give 
less  than  this,  but  if  he  is  a  free  agent  he  will  not  give 
more,  whether  he  is  applying  for  a  thousand-acre  farm 
or  a  half-acre  allotment;  a  coal-mine  or  an  apple-orchard; 
a  suburban  villa  or  a  cotton  factory.  In  every  case  he 
considers  what  the  thing  he  is  applying  for  is  worth  to 
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him,  and  then  fixes  his  maximum  payment.  But  whether 
the  whole  of  this  payment  goes  to  the  legal  owner  of 
the  land,  or  whether  part  is  taken  by  a  local  authority, 
clearly  does  not  affect  the  tenant  as  tenant.  Consequently, 
if  the  applicant  in  the  course  of  his  bargaining  finds  that 
the  farm  or  villa  he  wants  is  burdened  with  a  local  charge, 
he  will  deduct  that  charge  from  his  estimate  of  what  he 
can  afford  to  pay  the  owner. 

Arthur  Young's  rule  for  ascertaining  rent. — Here,  for 
example,  is  the  advice  given  to  applicants  for  farms  by 
Arthur  Young  in  his  Farmer's  Calendar  published  at  the 
beginning  of  the  nineteenth  century. 

"  Ascertai?ijne?it  of  Rent. — This  is  a  very  important  part  of 
the  business  in  hiring  a  farm.  .  .  .  The  principal  point 
here  necessary  to  touch  on,  is  the  combination  of  rent,  rates, 
and  tithes  in  one  sum.  Knowing  the  capital  intended  to 
be  invested,  estimate  the  interest  of  it  at  not  less  than  lo 
per  cent.,  and  then  calculate  the  expenses  and  the  produce : 
the  former  deducted  from  the  latter,  leaves  that  sum  which 
the  farmer  can  afford  to  pay  in  these  three  species  of  rent. 
Deduct  further  the  tithes  and  rates,  and  ilie  remainder  is 
what  he  can  afford  to  pay  the  landlord.  If  rent  be  valued 
in  any  other  way,  it  must  be  erroneously  and  deceitfully 
done,  and  no  dependence  can  be  placed  upon  it."^ 

In  practice  there  is  little  doubt  that  the  majority  of 
mtending  tenants,  both  in  town  and  country,  do  take  the 
precaution  of  inquiring  what  rates  or  taxes  they  will  have 
to  pay,  and  vary  accordingly  their  estimate  of  the  maximum 
rent  which  they  can  afford  to  pay.  If,  then,  they  always 
paid  this  maximum  we  should  be  entitled  to  say  that  the 
whole  burden  of  the  rates  fell  upon  the  landlord;  for 
^  Young's  Farmer's  Calendar,  p.  485. 
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clearly  he  would  have  obtained  still  more  rent  if  there 
had  been  no  rates.  In  practice,  however,  most  tenants, 
whether  of  house  or  farm  or  factory,  obtain  their  tenancies 
for  considerably  less  than  the  maximum  they  would  have 
been  willing  to  pay,  and  this  fact  greatly  alters  the  whole 
aspect  of  the  problem.  The  effect  produced  can  best  be 
seen  in  those  tenancies  where  the  landlord  contracts  to  pay 
the  rates.  In  such  tenancies,  which  are  especially  common 
in  the  case  of  workmen's  houses,  it  is  usually  argued  that 
the  landlord  recoups  himself  for  the  rates  by  exacting  a 
higher  rent,  and  by  way  of  proof  people  point  to  the  fact 
that  an  increase  in  the  rates  is  often  followed  by  an  in- 
crease in  rents.  But  this  can  only  occur  when  rents  are 
tending  upwards  in  consequence  of  a  growing  demand  for 
houses.  If  there  were  a  decline  in  the  demand  for  houses 
there  could  be  no  increase  in  rents,  whatever  burdens 
might  be  imposed  on  the  landlord.  What  really  happens 
is  that  an  increase  in  local  rates  furnishes  an  excellent 
excuse  for  raising  rents  that  have  been  allowed  to  remain 
lower  than  the  market  value.  A  general  upward  tendency 
of  rents  in  a  district  will  not,  of  its  own  accord,  produce 
an  increase  in  the  rent  of  a  particular  house.  The 
actual  moment  must  come  when  the  landlord  goes  to  his 
tenant  and  tells  him  that,  for  the  future,  his  rent  will 
be  raised  from  6s.  a  week  to  6s.  6d. ;  and  any  landlord, 
however  crudely  commercial  he  may  be,  will  prefer  that 
this  moment  should  be  preceded  by  some  event  which 
will  give  a  plausible  excuse  for  the  unpleasant  message. 

Free  Education  and  increased  rents. — It  must  be 
admitted  that  some  landlords  are  easily  satisfied  in  the 
matter  of  plausibility.  If  the  accounts  that  appeared  in 
provincial  papers  were  correct,   many  owners  of  working- 


88  LAND  NATIONALIZATION. 

class  houses  found  in  the  Free  Education  Act  of  1891  an 
excuse  for  exacting  more  rent  from  their  tenants.  The 
fact  seems  startling,  but  there  is  no  economic  mystery 
about  it.  By  the  abolition  of  school  fees  the  available 
income  of  every  working-class  parent  was  increased,  and 
therefore  the  average  tenant  could,  after  the  passing  of  the 
Free  Education  Act,  afford  to  pay  more  rent  than  previously. 
If  he  was  living  in  a  district  where  rents  had  been  previously 
rising,  his  new  prosperity  would  be  the  landlord's  oppor- 
tunity, and  he  would  now  be  asked  for  the  rise  that  in  strict- 
ness the  landlord  could  have  exacted  earlier.  In  this  case 
the  abolition  of  fees  would  be  the  excuse,  not  the  cause  of  the 
rise  in  rent.  It  may,  however,  have  happened  that  the  re- 
mission of  fees  was  in  some  cases  the  cause  of  as  well  as  the 
excuse  for  increased  rents.  For  the  poorer  parents  having 
more  money  at  their  disposal  would,  some  of  them,  wish  to 
secure  better  house  accommodation.  There  would  con- 
sequently be  an  increased  demand  for  the  better  types 
of  working-class  houses,  while  the  supply  of  such  houses 
could  not  be  increased  at  a  moment's  notice.  The  rents 
of  such  houses  would  consequently  rise,  and  their  occupants 
might  even  be  compelled  to  pay  to  their  landlords  the 
whole  of  the  school  fees  remitted  by  Parliament. 

These  illustrations  are  given  for  the  sake  of  showing 
how  the  rents  of  houses  are  forced  up  by  circumstances 
not  immediately  connected  with  the  houses  themselves. 
That  phenomenon,  it  may  be  added,  is  not  confined  to 
house  property.  All  commodities  are  liable  to  be  affected 
by  it.  For  example,  when  bread  becomes  cheaper  people 
can  afford  to  spend  more  on  meat,  and  their  increased 
purchases  send  up  the  price  of  meat  and  cattle.  Thus  the 
same  cause  which  depresses  the  industry  of  the  corn  grower 
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will  inflate  the  industry  of  the  grazier,  a  truth  which  is 
popularly  expressed  in  the  saying  :  Down  corn,  up  horn  ! 

Let  us  return,  however,  to  the  workman's  house  and 
the  rates  upon  it.  In  the  case  dealt  with,  if  the  landlord 
had  already  been  exacting  the  maximum  that  the  tenant 
could  afford  to  pay,  he  clearly  could  not  have  raised  the 
rent  because  of  the  imposition  of  an  increased  rate.  It 
was  because  the  rent  was  below  the  maximum  that  there 
was  a  margin  for  a  further  turn  of  the  screw.  But  when 
the  screw  has  been  turned,  and  the  landlord  is  getting 
his  full  pound  of  flesh,  who  then  pays  the  rates  ?  Clearly 
the  landlord.  For  if  the  local  authority  failed  to  ask 
for  the  rate  the  landlord  would  keep  the  money  in  his 
own  pocket.  There  is  absolutely  no  reason  to  believe 
that  he  would  return  it  to  the  tenant.  By  hypothesis  the 
tenant  pays  in  rent  all  that  he  can  be  compelled  to  pay, 
and  he  has  nothing  to  do  with  the  disposal  of  the  money 
after  he  has  paid  it.  If  there  were  no  rates  the  landlord 
would  keep  the  whole  for  himself;  as  there  are  rates 
he  has  to  hand  over  some  of  the  money  to  the  local 
authority.  Hence  we  arrive  at  the  conclusion  that,  where- 
ever  a  landlord  is  exacting  a  full  economic  or  rack  rent, 
it  is  he  who  bears  the  full  burden  of  the  rates.  And  this 
is  true  not  of  house  property  only  but  of  all  other  rentable 
and  rateable  subjects.  It  is  true  of  farm  or  factory  or 
warehouse  or  office,  and  it  is,  in  effect,  little  more  than 
a  particular  expression  of  the  general  truth  that  a  man 
cannot  have  his  cake  and  eat  it.  If  a  landlord  screws 
the  uttermost  farthing  out  of  his  tenant,  then  he  must  him- 
self provide  out  of  his  own  pocket  whatever  sum  the  local 
authorities  demand.  This  will  equally  happen  whether  the 
landlord  or  the  tenant  is  the  person  legally  liable  for  the 
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rate,  for  if  the  tenant  contracts  to  pay  the  rates  he  will  reduce 
by  that  amount  the  sum  that  he  agrees  to  pay  in  rent. 

Leaseholders  and  new  rates. — But  it  may  be  urged, 
supposing  a  tenant  has  taken  a  house  on  a  lease,  and  that 
during  the  period  of  the  lease  a  new  rate  is  imposed,  clearly 
the  rate  will  fall  upon  the  tenant.  Of  course  it  will,  up  to  the 
end  of  his  tenancy,  if  he  has  bargained  to  pay  all  rates  while 
the  tenancy  continues.  New  rates,  however,  do  not  drop 
from  the  sky.  What  we  have  to  deal  with  in  practice 
is  not  any  entirely  unexpected  new  rate,  but  the  steady 
growth  of  old  rates.  Surely  this  steady  growth,  noticeable 
in  almost  every  town  in  the  kingdom,  will  be  taken  into 
account  by  a  prudent  tenant,  and  he  will  make  his  bargain 
accordingly.  There  is  good  reason  to  believe  that  the 
majority  of  middle-class  and  upper-class  tenants,  and  these 
are  the  classes  principally  concerned,  do  seriously  consider 
the  question  of  rates,  and  the  possibility  of  their  increase, 
when  looking  for  houses.  A  careful  investigation  would 
probably  show  that  houses  or  flats  where  the  rates  and  taxes 
are  paid  directly  by  the  landlord,  let  at  a  proportionately 
higher  rent  than  those  where  the  tenant  is  immediately 
liable.  For  example,  take  a  house  or  flat  that  the  landlord 
is  willing  to  let  at  ^^o  a  year  ;  rates  and  taxes  being 
estimated  at  about  ;^3o  additional,  so  that  the  total  cost  to 
the  tenant  would  be  about  ;^i2o.  In  such  a  case,  if  the 
landlord  undertook  to  pay  rates  and  taxes,  and  thus  remove 
all  elements  of  uncertainty,  many  tenants  entering  upon  a 
lease  would  be  willing  to  settle  for  a  total  rent  of  ;^i25,  or 
even  jQi^'^.  This  consideration  is  probably  one  of  the  many 
reasons  why  modern  flats  command  relatively  high  rents. 

In  London,  however,  the  immediate  landlord  is  rarely 
the  owner  of  the  freehold;  he  is  probably  a  builder  who 
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has  hired  the  land  on  a  long  lease.  Here  then,  it  may 
be  argued,  the  actual  owner-  of  the  land  escapes  taxation, 
the  whole  burden  being  borne  by  that  useful  person,  the 
speculative  builder,  who  risks  his  capital  to  provide  houses 
for  his  fellow-men.  Certainly  not.  The  builder,  when  he 
makes  his  bargain  with  the  freeholder,  knows  perfectly  well 
that  the  local  rates  which  he  undertakes  to  pay  have  a 
tendency  to  rise,  and  he  estimates  accordingly.  It  is  as 
much  part  of  his  business  to  allow  for  rates  and  taxes  as  to 
allow  for  the  cost  of  bricks  and  mortar. 

If  the  rates  are  high  the  builder  will  argue  to  himself 
that  he  is  less  likely  to  make  a  profit  on  his  speculation. 
He  will  either  have  to  charge  a  higher  rent  or  to  offer  an 
inferior  house,  and  in  either  case  his  chances  of  letting 
at  a  profit  will  be  diminished.  In  face  of  these  very 
obvious  considerations  he  will  be  compelled  to  offer  a 
lower  price  or  rent  for  the  land,  so  that  it  is  the  ground- 
landlord  who  will  suffer. 

Holland  Park. — This  conclusion  is  so  important  that 
it  is  well  to  look  at  it  from  every  point  of  view.  As  a 
particular  illustration  let  us  take  the  case  of  Holland 
Park.  The  owner  of  this  historic  ground  some  years  ago 
let  off  a  portion  of  it  on  building  lease.  Substantial  private 
houses  were  built,  and  for  the  site  of  each  a  ground-rent 
of  p£"ioo  was  charged.^  The  houses  are  now  subject  to 
heavy  rates,  payable  to  the  Kensington  Borough  Council 
and  the  London  County  Council.  They  are  also  subject 
to  the  Imperial  Inhabited  House  Duty,  and  possibly  the 
assessment  for  the  Land  Tax  may  have  been  increased — 
this  last  probably  a  trifling  matter.     All  these  charges  are 

*  I  think  this  is  the  actual  Sguic,  but  it  is  a  matter  of  no  consequence 
to  the  argument. 
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payable  either  by  the  occupier  of  the  house,  or  by  the 
leaseholder  who  built  it.  The  owner  of  the  soil  will  hear 
nothing  of  them  until,  at  the  end  of  the  lease,  the  house 
which  he  did  not  build  becomes  by  the  law  of  England 
his.  Apparently  then  the  owner  of  Holland  Park  escapes 
all  taxation  except  income  tax  on  each  ;^ioo  of  ground- 
rent.  In  reality  every  charge  falls  upon  him  ;  for  were  these 
local  and  Imperial  charges  removed,  the  occupants  of  the 
houses  would  be  able  and  willing  to  afford  so  much  more 
house-rent,  and  the  leaseholder,  knowing  this,  would  have 
been  able  and  willing  to  pay  so  much  more  ground-rent. 
The  matter,  in  fact,  is  purely  one  of  private  bargain  ;  and  if 
the  owner  of  Holland  Park  cared  to  make  a  profitable 
speculation  he  would  offer  to  make  himself  liable  for  all 
rates  and  taxes  upon  his  estate. 

At  this  point  an  astute  reader  may  suggest  that  if  the 
above  argument  is  sound  nobody  has  any  right  to  com- 
plain of  local  rates  except  the  ground-landlords ;  yet  as  a 
matter  of  fact  it  is  usually  the  tenants  who  complain  of 
the  excessive  and  ever-growing  burden  of  the  rates.  The 
answer  to  this  very  plausible  criticism  is  twofold.  In  the 
first  place,  people  always  complain  more  of  payments 
^vhich  they  make  themselves,  with  their  eyes  open,  than 
of  burdens  which  they  do  not  see.  Consequently,  a 
tenant,  even  though  he  has  made  full  allowance  for  the 
rates  in  his  agreement  for  rent,  will  still  grumble  when 
the  day  comes  round  for  paying  the  rate.  At  the  same 
time  the  landlord,  although  he  knows  that  his  rent  has 
been  reduced  by  the  amount  of  the  rate,  will  be  less 
actively  indignant,  because  he  does  not  have  to  pay  the 
rate  with  his  own  hand.  This  consideration  by  itself 
would   suffice   to   explain   why   occupiers    are   even   more 
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vigorous  than  owners  in  denouncing  the  increase  of  rates. 
There  is,  however,  a  further  consideration,  which  is  perhaps 
still  more  important.  It  will  be  noticed  that  the  whole 
of  the  above  argument  proceeds  on  the  assumption  that 
the  tenant  is  paying  the  maximum  economic  rent.  In 
practice,  however,  this  rarely  happens.  Even  in  the  east 
end  of  London,  where  the  grasping  landlord  is  a  favourite 
object  of  popular  indignation,  it  will  be  found  that  in 
numerous  tenements  the  outgoing  tenant  can  obtain  what 
is  called  "key  money"  from  persons  who  wish  to  succeed 
to  the  tenancy.  The  new-comers,  by  obtaining  the  key, 
are  able  to  take  possession  of  the  rooms,  and  thus  to 
establish  a  quasi-equitable  claim  to  be  accepted  by  the 
landlord  as  tenants.  In  effect,  there  is  a  tenant  right, 
which  the  outgoing  tenant  can  sell  to  the  incomer.  This 
would  be  impossible  if  the  tenement  were  rack-rented  in 
the  full  economic  sense  of  the  term.  Therefore,  even  in 
districts  where  rack-renting  of  the  severest  type  is  supposed 
to  exist,  there  is  still  a  margin  between  the  full  rack-rent 
and  the  actual  rent  paid.  In  other  districts  this  margin 
is  far  more  considerable.  Happily  for  England,  most 
English  business  men  understand,  and  act  upon,  that  best 
of  business  maxims :  Live,  and  let  live.  There  are  few 
landlords  who  attempt  to  squeeze  the  uttermost  farthing 
out  of  their  tenants.  There  are  many  who  allow  a 
moderate  rent  to  continue  for  many  years  unchanged. 
In  such  cases  any  new  rate  that  the  tenant  is  called  upon 
to  pay  will  be  really  borne  by  him,  for  he  cannot  throw 
it  back  on  his  landlord.  He  is  already  in  enjoyment  of 
what  must  be  classified  as  an  advantageous  rent,  and  if 
he  asked  for  a  further  reduction  because  of  an  increase 
in  the  rates,  he  would  probably  be  met  with  the  statement 
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that  the  time  had  come  to  increase  his  rent,  not  to  reduce 
it.  There  are  undoubtedly  many  poor  persons — Uttle 
shopkeepers,  and  others — in  this  situation,  and  on  them 
the  burden  of  increased  rates  falls  with  cruel  severity. 

Summing  up  the  whole  argument,  then,  we  arrive  at 
this  final  conclusion  :  That  whenever  a  landlord  exacts  the 
full  rent  that  he  can  demand  he  will  have  to  bear  the 
whole  burden  of  the  rates  himself.  On  the  other  hand, 
wherever  he  lets  his  property  at  an  indulgent  rent,  part 
of  the  burden  of  the  rates  will  be  borne  by  the  tenant. 
Having  reached  this  point  we  are  in  a  position  to  examine 
different  proposals  that  have  been  made  for  the  reform 
of  local  taxation. 


CHAPTER  VI. 

THE   TAXATION   OF    LAND    VALUES. 

During  the  last  quarter  of  a  century  many  suggestions 
have  been  put  forward  for  the  reform  of  local  taxation. 
Some  of  them  have  been  forgotten  almost  as  soon  as  they 
have  been  made,  and  to-day  the  only  proposal  that  has  any 
popular  following  is  a  demand  for  the  special  taxation  of 
land  values.  This  demand  has  its  origin  in  the  theories 
of  Mr  Henry  George,  and  its  most  vigorous  supporters 
evidently  regard  the  schemes  that  have  been  submitted  to 
Parliament  merely  as  a  step  towards  the  complete  realization 
of  Mr  George's  ideals.  On  the  other  hand,  there  are  many 
people  who  care  little  for  Mr  George's  theories — or  for  any 
other  theories — but  who  fancy  they  see  in  the  taxation  of 
land  values  a  convenient  device  for  reducing  local  rates. 
It  is  from  this  latter  point  of  vievv  alone  that  the  proposal 
will  be  examined  in  the  present  chapter. 

Fortunately,  this  examination  has  been  greatly  facilitated 
by  the  work  of  the  Royal  Commission  on  local  taxation. 
That  Commission,  which  was  an  exceptionally  strong  one, 
examined  carefully  all  the  schemes  for  the  special  taxation 
of  land  values  which  had  been  suggested  up  to  the  date 
of  its  report,  early  in  the  year  1901.  It  heard  numerous 
95 
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witnesses,  and  it  received  voluminous  memoranda.  Finally, 
a  majority  of  the  Commission  reported  that  in  their  judg- 
ment it  would  be  unjust  to  impose  a  new  and  special  tax 
on  land  as  distinguished  from  other  forms  of  property. 

"The  advocates  of  what  would  be  in  effect  a  new  land 
tax,  to  be  applied  in  aid  of  local  expenditure,  have  failed 
to  convince  us  that  it  would  be  equitable  to  select  a 
particular  class  of  rateable  property  for  the  imposition  of 
a  new  and  special  burden.  No  new  tax  on  land  appears 
to  us  to  be  required  to  meet  any  special  expenditure  in- 
curred by  local  authorities  for  its  benefit,  nor  does  land 
differ  so  essentially  from  other  property,  as  regards  the 
alteration  of  its  value  from  time  to  time,  as  to  justify  it 
being  rated  exceptionally.''  ^ 

The  Minority  Report. — This  was  the  verdict  of  the 
majority  of  the  Commission.  An  important  minority, 
however,  drew  up  a  separate  Report,  and  this  Report  is 
often  appealed  to  by  various  land  taxers,  who  cannot  have 
read  it,  as  an  unanswerable  authority  in  support  of  their 
proposals.  The  signatories  of  the  report  were  Lord  Balfour 
of  Burleigh,  Lord  Blair-Balfour,  Sir  Edward  Hamilton,  Sir 
George  Murray,  and  Mr  James  Stuart.  These  five  com- 
missioners frankly  favour  the  principle  of  a  special  tax 
on  site  values,  but,  as  will  presently  be  seen,  they  emphati- 
cally condemn  every  one  of  the  definite  proposals  that  has 
yet  been  put  forward.  Indeed,  the  final  reason  which  they 
assign  for  a  special  tax  on  land  values  is,  that  the  imposition 
of  such  a  tax  "would  conduce  to  the  removal  of  some 
widely  spread  misconceptions,"  and  "would  show  that 
there  is  no  large  undeveloped  source  of  taxation  available 
for  local  purposes,  and  still  less  for  national  purposes." 
»  Cd.  638,  p.  44. 
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A  third  Report  was  issued  by  one  member  of  the  Com- 
mission alone,  Mr  Arthur  O'Connor.  It  is  only  in  this 
last  Report  that  we  find  any  real  acceptance  of  the  doctrines 
put  forward  by  the  Henry  Georgeite  school.  Mr  Arthur 
O'Connor  holds  "  that  land  and  land  only  should  be  rated 
for  local  public  services."  He  thus  accepts  the  main 
principle  on  which  the  proposal  for  the  taxation  of  land 
values  is  based.  But  it  is  important  to  note  that  even  he, 
the  sole  member  of  the  Royal  Commission  who  accepted 
this  doctrine,  differs  on  one  fundamental  point  from  many 
of  the  most  eager  advocates  of  a  special  tax  on  land 
values.  It  is  in  Glasgow  that  the  doctrines  of  Mr  George 
seem  to  have  established  their  strongest  foothold,  and  the 
Glasgow  Corporation  has  been  so  far  influenced  by  the 
active  agitation  of  the  Henry  Georgeites  in  that  city,  that 
it  has  promoted  a  Bill  of  its  own  for  the  special  taxation 
of  land  values.  This  Bill  differs  fundamentally  from  the 
English  Bills  having  the  same  general  object  in  view,  for, 
whereas  the  English  Bills  would  respect  existing  contracts, 
the  Glasgow  Bill,  in  defiance  of  any  contracts  that  may 
exist  for  the  payment  of  rates  and  taxes,  provides  that  the 
new  rate  shall  be  levied  upon  the  ultimate  owner  of  the 
land  or  of  any  feu-duty  or  ground-rent  rising  out  of 
the  land.  The  effect  of  this  proposal  can  best  be  shown 
by  taking  the  common  case  of  a  house  let  on  lease  where 
the  tenant  contracts  to  pay  all  local  rates.  It  is  obvious 
that  in  such  a  case  the  tenant  will  pay  less  rent  than  he 
would  pay  if  his  landlord  were  liable  for  the  local  rates, 
or  for  part  of  them.  He  makes  his  bargain  with  his  eyes 
open,  and,  presumably,  it  suits  him  as  well  as  his  landlord. 
Under  the  Glasgow  Bill,  however,  this  very  common  and 
mutually  convenient  arrangement  would  be  ignored,  and 
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the  tenant  would  be  entitled  to  deduct,  from  the  rent  he 
contracted  to  pay,  the  full  amount  of  the  new  rate,  and  this 
would  be  used  in  relief  of  the  burden  of  local  rates,  although 
he  had  promised  to  bear  the  whole  of  that  burden  during  the 
continuance  of  his  lease. 

Existing  contracts. — Most  people,  without  further  parley, 
would  condemn  such  a  proposal  as  essentially  immoral. 
The  point  I  want  here  to  make,  however,  is  that  it  is 
condemned  even  by  the  solitary  member  of  the  Royal 
Commission  who  accepted  Mr  George's  theories.  Writing 
on  this  point  Mr  Arthur  O'Connor  says : 

"It  is  manifest  that  equity  requires  that  all  existing 
contracts  should  be  absolutely  respected.  It  may  be  that 
many  of  them  will  have  to  run,  not  for  years  only,  but 
for  lives,  and  longer.  No  matter ;  for  though  there  would 
appear  to  be,  according  to  the  view  taken  in  this  Report, 
much  that  is  inequitable  in  the  present  arrangements,  and 
much  that  calls  for  change  in  the  interests  of  the  public, 
yet  a  disregard  of  contractual  relations  would  be  a  more 
serious  injury  to  the  public  than  even  the  existing  system 
of  rating." 

In  that  opinion  I  believe  that  every  man  will  concur 
who  gives  a  moment's  careful  thought  to  the  matter.  If 
commercial  contracts  made  by  adult  persons  in  full  posses- 
sion of  their  faculties  can  be  cancelled  at  the  will  of  a 
Parliamentary  majority,  no  man's  business  would  be  safe. 
That  security  which  is  essential  to  the  progress  of  an 
industrial  community  would  be  destroyed  ;  enterprise  would 
be  checked  on  every  hand,  and  the  very  first  to  suffer,  and 
the  last  to  recover,  would  be  the  poorest  members  of  the 
community.  It  may  be  added  that  even  if  Parliament,  in 
a  fit  of  predatory  madness,  were  to  ignore  these  general 
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considerations,  the  practical  difficulties  in  the  way  of  dis- 
regarding contracts  would  prove  insuperable.  To  illustrate 
these  difficulties  it  is  sufficient  to  mention  that  a  man  is 
free  at  present  to  realize  the  value  of  his  land  in  many 
ways.  He  can  sell  it  and  pocket  the  price  ;  or  he  can  sell 
it  and  leave  part  of  the  purchase  money  on  mortgage ;  or 
he  can  feu  it — i.e.  lease  it  in  perpetuity  for  a  fixed  rent — 
or  he  can  lease  it  for  a  term  of  years.  It  is  obviously 
unjust  to  pick  out  for  penal  taxation  the  man  who  has 
selected  the  third  or  the  fourth  of  these  methods,  and  to 
leave  unscathed  the  man  who  has  selected  the  first  or  the 
second. 

A  new  burden  on  present  ratepayers. — We  are^  there- 
fore, driven  inevitably  to  the  conclusion  that  existing 
contracts  must  be  respected.     But  what  follows? 

The  public  has  been  told  that  the  taxation  of  land  values 
will  lighten  the  burden  that  now  rests  on  the  ratepayer. 
Pictures  have  been  drawn  of  great  noblemen  in  possession 
of  colossal  fortunes  derived  from  ground  values,  and 
political  orators  have  pointed  to  these  fortunes  as  a  fit 
subject  for  special  taxation.  But  if  existing  contracts  are 
to  be  respected,  as  they  must  be,  this  attractive  picture 
vanishes  into  thin  air.  The  great  nobleman  disappears, 
and  we  are  left  face  to  face  with  the  struggling  ratepayer. 
It  is  upon  his  already  overburdened  back  that  will  be 
placed  any  new  burden  that  Parliament  may  impose  by 
taxing  land  values. 

This  consideration  does  not,  of  course,  dispose  of  the 
whole  case  for  the  taxation  of  land  values,  but  it  deprives 
that  proposal  of  all  its  attractiveness  to  the  average  rate- 
payer. If  the  ratepayer,  instead  of  having  his  old  burden 
lightened,  is  only  to  have,  at  best,  a  new  burden  substituted 
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for  the  old  one,  he  will  cease  to  throw  his  cap  into  the  air 
whenever  the  taxing  of  land  values  is  mentioned.  The 
popular  driving  force  of  the  movement  will  be  gone,  and 
the  proposal  will  have  to  be  considered— as  all  legislative 
proposals  should  be  considered — in  the  calm  light  of  reason. 
Only  a  penny  in  the  £. — In  that  light,  then,  let  us 
examine  the  schemes  that  have  been  put  forward.  The 
essential  idea  underlying  them  all  is  that  the  site  of  each 
building  should  be  valued  apart  from  the  fabric  of  the 
building,  and  that  a  special  tax  should  be  imposed  upon 
the  site  only.  In  some  of  the  proposals  made,  this  tax 
was  to  be  \d.  in  the  ^  on  the  capital  value  of  the  site — 
"to  begin  with."  In  others  the  annual  value  of  the  site 
was  to  be  taken  as  3  per  cent,  of  its  capital  value,  and  this 
annual  value  was  then  to  be  subjected  to  the  full  local  rates 
of  the  district.  In  the  Scotch  Bill  interest  is  taken  at 
4  per  cent.,  and  a  special  tax,  not  exceeding  2s.  in  the 
J[^,  is  to  be  imposed  upon  the  annual  value  thus  obtained. 
With  regard  to  the  first  proposal,  it  may  be  remarked  that 
though  a  penny  in  the  ;£  does  not  sound  much,  it  is  taken 
on  the  capital  value,  and  therefore,  with  interest  on  capital 
at  4  per  cent.,  would  represent  2s.  id.  in  the  jQ  on  the 
annual  value,  or  more  than  the  maximum  fixed  by  the 
Scotch  Bill.  With  interest  at  3  per  cent,  this  modest 
charge — only  a  penny  in  the  £ — works  out  to  a  rate  of 
2^.  gd.  on  the  annual  value.  That  is  what  the  London 
County  Council  proposes,  or  proposed,  "  to  begin  with." 
Whatever  the  rate,  it  would  have  to  be  paid,  according  to 
the  unanimous  report  of  the  Royal  Commission,  by  the 
person  who  has  contracted  to  pay  all  local  rates — that  is, 
by  the  present  ratepayer,  who  would  be  powerless  to  get 
rid  of  the  burden  during  the  existence  of  his  lease. 
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This,  however,  is  only  the  beginning  of  the  trouble.  As 
soon  as  existing  leases  have  run  out,  Parliament  is  free  to 
prescribe  any  new  arrangement  that  it  chooses.  It  may 
require  the  occupier  to  pay  as  at  present,  leaving  him 
to  settle  terms  with  his  landlord ;  or  it  may  insist  that 
the  landlord  shall  agree  definitely  to  pay  with  his  own 
hand  part,  or  the  whole,  of  the  new  burden.  If  the  second 
course  is  taken,  it  at  once  appears  that  there  is  consider- 
able difficulty  in  deciding  who  is  the  landlord.  Much 
land,  especially  in  London,  is  held  on  long  leases,  and 
between  the  ultimate  owner  and  the  actual  occupier 
there  may  be  several  intermediate  leaseholders,  each 
having  some  beneficial  interest  in  the  property.  There 
may  also  be,  and  often  will  be,  mortgagees  or  persons 
entitled  to  a  fixed  rent  charged  upon  the  land.  How  are 
all  these  various  interests  to  be  dealt  with?  Nearly 
everybody  who  has  attacked  the  problem  has  suggested 
a  different  solution,  and  the  Royal  Commission,  conse- 
quently, had  before  it  a  number  of  different  schemes, 
many  of  them  put  forward  by  persons  of  considerable 
authority. 

Mr  Motilton's  and  Mr  Harper's  schemes. — Among  these 
schemes  the  most  important  were  those  presented  by  Mr 
Fletcher  Moulton,  whose  authority  no  one  would  question, 
and  by  Mr  Harper,  the  statistical  officer  of  the  London 
County  Council.  Both  schemes  were,  of  course,  rejected 
by  the  majority  of  the  Commission.  The  important  point 
is  that  they  were  also  rejected  by  the  above-named 
minority,  although  this  minority  accepted  the  principle 
of  taxing  land  values.  Of  Mr  Fletcher  Moulton's  scheme, 
the  authors  of  the  Minority  Report  begin  by  remarking 
that  they  are  doubtful  whether  they  have  understood  it. 
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They  go  on  to  say  that  Mr  Harper's  scheme  is  "  much 
more  difficult  to  understand."  And  they  add  that 
"  neither  scheme  is  workable  nor  equitable."  Their 
verdict  on  these  and  other  schemes  is  summed  up  in 
the  following  words  : — 

"We  feel  bound,  for  the  reasons  which  we  have 
explained,  to  condemn  unhesitatingly  all  the  schemes 
which  have  been  put  before  us  in  connection  with  the 
rating  of  site  values." 

This  is  not  the  verdict  of  enemies.  It  is  the  verdict 
of  those  members  of  the  Commission  who  accepted  the 
principle  of  taxing  land  values,  and  whose  Report  has 
been  constantly  claimed  as  a  full  justification  for  every 
ill-drafted  project  laid  before  Parliament. 

The  Eoyal  Commissioners'  sclieme. — What  then,  it  may 
fairly  be  asked,  did  these  commissioners  themselves  pro- 
pose? They  proposed  two  things:  First,  a  large  grant 
from  the  Imperial  Exchequer  in  aid  of  local  taxation ;  and 
secondly,  a  small  tax  on  land  values.  They  carefully 
explained  that  these  two  proposals  were  interdependent, 
and  that  the  second  only  became  equitable  as  a  conse- 
quence of  the  first.  Their  argument  was  as  follows : — In 
the  long  run  the  burden  of  local  rates  is  mainly  borne  by 
the  owner  of  the  soil,  because  he  would  get  a  higher  rent 
if  there  were  no  rates.  If,  therefore,  the  State  gives  a  grant 
from  the  Imperial  Exchequer  in  aid  of  local  rates,  it  will  in 
effect  be  adding  to  the  income  of  landowners.  Conse- 
quently, it  is  only  fair  that  a  special  tax  should  be  imposed 
to  intercept  part  of  this  boon.  The  commissioners  are 
careful,  however,  to  add  that  the  rate  must  be  very  small, 
lest  injustice  should  be  done  to  existing  occupiers  and 
leaseholders;   that   it  should  only  be  applied   in   aid  of 
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those  forms  of  local  expenditure  which  add  to  the  value 
of  land ;  that  it  should  be  strictly  limited  in  amount  by 
Act  of  Parliament ;  and  that,  in  order  still  further  to  avoid 
the  danger  of  predatory  taxation,  this  little  rate  should,  at 
the  termination  of  existing  contracts,  be  equally  divided 
between  occupier  and  owner. 

A  steam  engine  to  crush  a  fly.— That  is  the  whole 
scheme  of  the  minority  of  the  Royal  Commission,  and  the 
obvious  comment  is,  that  a  wise  man  does  not  build  a 
steam  engine  to  crush  a  fly.  To  carry  even  this  elaborately 
safeguarded  scheme  that  the  commissioners  offer  us  would 
be  a  task  of  great  Parliamentary  difficulty,  and  when  carried 
it  would,  for  any  practical  purpose,  be  worthless. 

We  want  a  real  reform  of  local  taxation.  We  do  not 
want  fresh  doles  from  the  Imperial  Exchequer,  to  be 
followed  by  a  trumpery  little  tax,  imposed,  not  to  increase 
revenue,  but  to  remove  misconceptions.  If  the  removal  of 
misconceptions  is  to  be  our  object,  let  us  get  that  done  in 
advance  by  a  little  quiet  thinking.  That  will  be  a  good 
deal  less  costly  than  stirring  up  a  popular  agitation  and 
fighting  a  highly  contentious,  but  practically  useless.  Bill, 
through  two  Houses  of  Parliament. 

The  housing  problem. — It  is,  however,  often  alleged 
that  though  a  tax  on  land  values  would  yield  no  revenue, 
yet  it  would  help  to  solve  the  housing  problem. 

This  statement  is  so  frequently  voiced  by  prominent 
politicians  that  it  has  gained  credence  with  thousands  of 
persons  who  have  never  troubled  to  think  out  in  what 
manner  a  tax  on  land  values  could  possibly  affect  the  cost 
of  supplying  houses.  It  is  vaguely  assumed  that  if  land 
values  are  taxed,  more  land  will  be  brought  into  the  market. 
The  price  of  land  will  then  fall,  and  therefore  it  will  be 
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easier  to  build  cheap  houses.  Let  us  accept,  for  the  sake 
of  argument,  the  primary  assumption  here  made  that  land 
will  be  sold  cheaper  in  consequence  of  the  taxing  of  land 
values.     Will  that  solve  the  housing  problem? 

Take,  for  example,  the  case  of  some  working-men's  dwell- 
ings built  by  the  Town  Council  of  Aberdeen  in  Urquhart 
Street.  The  Council  found  that  it  was  impossible  to  build 
houses  and  to  let  them  for  less  than  £,^  to  j[^\o  for  two 
rooms.^  The  cost  of  the  land  on  which  these  houses  were 
built  did  not  exceed  6^.  per  annum  for  each  tenement.  Six 
shillings,  then,  is  the  whole  measure  of  the  saving  that 
could  have  been  effected  in  this  case  if  the  land  had  been 
obtained  absolutely  for  nothing.  Is  it  really  contended  that 
the  housing  problem  can  be  solved  by  reducing  the  rental 
of  a  two-roomed  tenement  house  from  ^^9  to  ^8 :  14^.? 

The  cost  of  capitaL — People  who  talk  in  this  loose  way 
about  the  housing  problem  forget  that  capital  as  well  as 
land  is  required  to  build  houses,  and  that  the  rate  of 
interest  has  a  far  greater  effect  upon  the  price  at  which 
a  house  can  be  produced  than  the  cost  of  land.  To  illus- 
trate this  statement  I  will  take  two  cases  of  actual  housing 
schemes.  One  is  in  a  country  district,  where  the  land  was 
obtained  on  a  ninety-nine  years'  lease  for  a  ground-rental 
of  rather  over  ;£\  an  acre.  In  this  scheme  it  is  proposed 
to  attach  a  substantial  garden  to  every  cottage  built.  Con- 
sequently, although  the  price  of  land  is  low,  the  amount  of 
land  per  house  will  be  much  greater  than  it  would  be  in  a 
town.  Each  cottage  is  to  contain  three  bedrooms,  and  a 
kitchen,  parlour  and  scullery.  Taking  interest  at  5  per 
cent,  the  cost  of  building  will  work  out  at  not  less  than 

'  Speech  by  Mr  George  Bisset,  reported  in  the  Aberdeen  Free  Press, 
17th  May  1905. 
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;2^9  a  year.  The  cost  of  the  land,  including  the  garden, 
will  be  about  12^-.  a  year  for  each  cottage.  If  the  owner  of 
the  land  had  been  content  with  the  bare  agricultural  value 
the  maximum  saving  on  this  item  would  have  been  about 
7^'.  a  year.  But  if  the  owners  of  capital,  instead  of  asking 
for  5  per  cent.,  would  be  content  with  si  per  cent.,  then 
these  cottages  could  be  built  for  ^^4 :  loi'.  instead  of  ^9. 
Obviously  in  this  case  it  is  not  cheaper  land  but  cheaper 
capital  that  is  the  essential  requisite. 

The  next  case  is  in  the  borough  of  Richmond,  and  I 
take  the  details  from  Mr  Chiozza  Money's  Riches  and 
Poverty,  p.  216.  The  land  in  this  case  was  bought  at 
a  comparatively  high  price,  which  worked  out  at  ^^32 
per  house.  The  total  cost  of  building  each  house  and 
supplying  drains  and  fences  was  ^2^4,  apart  from  the 
cost  of  the  land.  The  Corporation  was,  apparently,  able 
to  borrow  at  the  very  low  rate  of  3:^:  per  cent.,  so  that  the 
annual  cost  of  the  site  works  out  to  just  over  j£i,  and 
the  annual  cost  of  the  fabric  to  ^8  :  55.  But  although 
the  Corporation  was  able  to  borrow  capital  cheaply,  while 
it  had  to  buy  land  dearly,  the  cost  of  capital  still  remained 
a  more  important  item  in  the  total  cost  of  the  houses  than 
the  cost  of  the  land.  If  the  rate  of  interest  had  been 
lowered  only  by  i  per  cent,  there  would  have  been  a 
further  saving  of  more  than  ^£2  :ios.  a  year,  whereas  if 
the  land  had  been  obtained  absolutely  for  nothing  the  total 
saving  would  only  have  been  ;^i  a  year. 

The  South  African  War  and  workmen's  rents. — These 
figures  prove  conclusively  that  the  idea  that  the  housing 
problem  can  be  solved  by  forcing  landowners  to  sell  sites 
below  their  market  value  is  a  pure  delusion.  Except  in  the 
centres  of  large  towns,  where  land  is  wanted  for  warehouses 
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and  shops,  and  where  working-class  dwellings  ought  never 
to  be  built,  the  cost  of  the  site  required  by  a  workman  for 
his  house  is  insignificant  in  comparison  with  the  cost  of 
building  the  house.  If  cheap  houses  are  wanted  we  must 
either  discover  some  way  of  building  more  cheaply,  or  else 
we  must  learn  to  practise  greater  thrift,  both  in  individual 
and  in  public  expenditure,  so  that  the  rate  of  interest  on 
capital  may  be  lowered.  If,  for  example,  the  nation  had 
saved  the  money  spent — whether  rightly  or  wrongly — on 
the  war  in  South  Africa,  and  if  it  were  in  addition  to  save 
the  millions  now  being  spent — whether  rightly  or  wrongly 
— on  increased  naval  and  military  preparations,  it  is  more 
than  probable  that  the  normal  rate  of  interest  would  be  at 
the  very  least  i  per  cent,  lower  than  it  now  is.  And  as 
the  above  figures  show,  this  would  do  more  to  solve  the 
housing  problem  than  any  conceivable  alteration  in  our 
land  system. 

A  house  as  a  commodity. — The  land  taxers  have,  how- 
ever, a  much  more  reasonable  argument  in  favour  of  their 
proposal  to  tax  sites  rather  than  houses.  A  house,  they 
say,  is  a  manufactured  article.  If  a  tax  is  put  upon  it  the 
cost  of  production  is  increased,  and  therefore,  ultimately,  the 
price  must  be  raised.  This  argument  would  be  flawless  if 
it  did  not  ignore  the  important  fact  that  a  house  is  useless 
without  a  site  to  put  it  on.  Until  we  can  go  about  like 
snails,  with  our  houses  on  our  backs,  we  must  be  content 
to  recognise  that  a  house  cannot  be  separated  from  the 
land  on  which  it  stands.  The  rent  paid  by  the  occupier 
is  paid  for  the  use  of  the  land  as  well  as  for  the  use  of  the 
house.  Therefore,  even  if  we  separate  the  two  things 
mentally,  we  have  no  right  to  assume  that  the  rent  paid 
for  the  two  together  will  necessarily  be  increased  because 
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the  cost  of  producing  one  of  the  two  has  become  greater. 
It  may  be  that  the  price  of  land  will  fall  so  as  to  compensate 
for  the  increased  cost  of  producing  the  house. 

A  house  is,  in  effect,  an  excrescence  or  growth  on  a  par- 
ticular piece  of  land,  and  I  venture  to  suggest  that  the 
production  of  a  crop  of  houses  affects  the  price  of  land 
in  much  the  same  manner  as  the  production  of  a  crop  of 
potatoes.  The  economic  rent  of  a  piece  of  land  ultimately 
depends  on  the  net  advantage  to  be  derived  from  the  use 
of  that  piece  of  land.  If  a  farmer  finds  agricultural  wages 
rising,  while  the  price  at  which  he  can  sell  his  potatoes 
is  stationary,  he  will,  sooner  or  later,  be  compelled  to  ask 
for  a  reduction  in  rent.  In  the  same  way,  if  a  builder 
finds  that  the  cost  of  building  has  gone  up,  while  the 
local  demand  for  houses  shows  no  alteration,  he  cannot 
afford  to  offer  the  same  price  for  the  land  as  he  would 
have  done  before.  Not  long  ago  I  personally  came  across 
a  case  where  a  landlord  was  offering  land  for  building  at  a 
reduced  rent  as  compared  with  the  figure  he  was  able  to 
get  some  years  back,  on  the  express  ground  that  the  cost 
of  building  had  gone  up.  If,  then,  an  increase  in  the  cost 
of  building  tends  to  diminish  the  price  that  a  landowner 
can  command  for  building  sites,  it  follows  that  rates  placed 
upon  the  house  will  tend  in  the  same  direction.  In  other 
words,  a  rate  upon  the  fabric  of  the  house  equally  with  a 
rate  upon  the  site,  may  be  ultimately  paid  out  of  the  pocket 
of  the  owner  of  the  soil. 

Does  the  landowner  pay  all  rates  ? — This  is  practically 
the  view  taken  by  the  Royal  Commission,  and  it  is  also  the 
view  of  Mr  Gomme  and  Mr  Harper,  who  may  be  regarded 
in  this  matter  as  the  brain  of  the  London  County  Council. 
As  Mr  Harper  concisely  puts  it :  "Were  all  real  property 
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relieved  of  the  charge  for  rates,  it  can  hardly  be  doubted 
that  the  result  would  be  an  increase  in  rents  to  a  corre- 
sponding amount,  subject  to  some  slight  allowance  for 
economic  friction." 

Personally  I  am  inclined  to  think  that  this  statement  is 
somewhat  too  crude.  In  the  previous  chapter  it  was 
pointed  out  that  where  a  house  is  let  at  an  indulgent 
rent,  the  burden  of  rates  may  fall  partly  on  the  tenant. 
Doubtless  Mr  Harper,  and  economists  who  share  his 
views,  would  reply  that  in  such  a  case  the  tenant  is  really 
in  enjoyment  of  part  of  the  economic  rent,  and  that  it  is 
only  in  that  capacity  that  he  feels  the  burden  of  the  rates. 
This  is  a  good  and  sufficient  answer  for  the  kind  of  case 
dealt  with  in  the  previous  chapter,  though  I  think  that  it  is 
more  convenient  to  avoid  such  an  extremely  abstract  way 
of  stating  the  proposition. 

In  the  problem  we  are  here  considering,  however,  no 
question  arises  of  any  indulgence  in  the  matter  of  rent. 
What  is  rather  involved  is  the  question  of  the  absolute 
magnitude  of  the  rent.  Where  land  is  so  costly  that  it 
represents  a  very  important  element  in  the  total  cost  of 
house  and  land,  I  think  there  can  be  no  doubt  that  the 
London  County  Council  and  the  minority  of  the  Royal 
Commission  are  right,  and  that  the  rates,  whether  levied 
on  the  fabric  or  on  the  site,  will  equally  come  out  of  the 
pocket  of  the  landowner.  If,  for  example,  it  is  proposed 
to  build  a  block  of  offices  on  a  vacant  site  in  one  of 
the  business  parts  of  London,  the  promoters  of  the 
scheme,  in  estimating  whether  they  can  afford  to  buy  that 
site,  will  have  to  take  into  account  the  whole  cost  of 
building,  including  interest,  insurance,  and  depreciation, 
and   also  the  rates  that  will   have  to  be  paid  when  the 
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building  is  complete.  They  will  then  compare  this  total 
with  the  total  rent  that  they  can  reasonably  expect  to  get 
for  the  offices.  The  difference  between  the  two  totals 
enables  them  to  measure  what  price  they  can  afford  to 
offer  for  the  land  so  as  to  leave  themselves  a  margin  of 
profit.  Clearly,  if  there  were  no  rates  to  be  paid  upon 
the  fabric  they  could  afford  a  higher  price  for  the  land, 
and  therefore,  whenever  land  has  a  quasi-monopoly  value, 
there  can  be  no  doubt  that  the  owner  of  the  soil  has  to 
bear  the  whole  cost  of  local  rates,  whether  they  are  assessed 
on  the  site  or  on  the  fabric.  On  the  other  hand,  where 
land  is  plentiful,  and  one  site  is  for  practical  purposes 
as  good  as  another,  the  promoters  of  a  building  scheme 
will  approach  the  problem  from  a  slightly  different  point 
of  view.  They  will  begin  by  inquiring  for  a  piece  of  land 
suitable  to  their  scheme,  and  will  probably  find  that  there 
is  a  certain  average  price  in  the  district,  and  that  they 
cannot  get  any  land  much  below  this  price,  and  can  get 
plenty  at  that  price.  Having  bought  the  land,  they  will 
then  consider  what  kind  of  houses  they  must  build  to 
yield  a  profit  on  their  outlay  in  view  of  the  rents  they  are 
likely  to  be  able  to  command.  If  the  rates  are  high  they 
will  build  smaller  houses,  or  put  in  inferior  work.  In  such 
a  case  it  is  somewhat  a  straining  of  language  to  say  that 
the  rates  upon  the  houses  will  come  out  of  the  pocket  of 
the  landowner  from  whom  the  site  was  bought.  What 
we  can  safely  say  is  that  high  rates  on  buildings  in  any 
district  will  tend  to  depreciate  the  value  of  land,  because 
they  will  discourage  people  from  building  in  that  district ; 
and  in  this  more  general  sense  the  proposition  that  the 
owner  of  the  soil  pays  all  rates  remains  true. 
A  geographical  redistribution. — This  restatement  of  the 
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proposition  has  been  made  solely  for  the  sake  of  theoretical 
accuracy,  not  because  it  has  any  practical  bearing  upon  the 
question  of  taxing  land  values.  Let  us  assume,  for  the  sake 
of  argument,  that  there  are  cases  where  the  whole  rate  upon 
the  fabric  of  the  houses  falls  upon  the  occupier,  who  has 
either  to  pay  a  higher  rent  or  to  accept  a  worse  house. 
Such  cases,  if  they  exist,  suggest  a  necessity  for  some 
reform,  but  they  in  no  way  prove  that  the  reform  required 
is  the  separate  assessment  of  land  and  houses.  For  if  the 
above  argument  has  been  followed,  it  will  have  been  seen 
that  such  cases  can  only  occur  in  places  where  land  is 
plentiful  and  cheap,  and  in  those  places  a  rate  on  site 
values  would  obviously  yield  no  appreciable  revenue,  and 
therefore  would  give  no  appreciable  relief  to  the  rate  upon 
houses.  It  is  only  where  land  is  dear  that  a  tax  upon  site 
values  can  yield  any  revenue,  but  the  owner  of  dear  land 
already  bears  the  whole  burden  of  rates,  whether  on  site  or 
on  fabric. 

We  need  not,  however,  pursue  the  argument  any  further, 
for  both  the  minority  of  the  Royal  Commission  and  the 
expert  advisers  of  the  London  County  Council  abandon  ab- 
solutely the  idea  that  a  separate  assessment  of  sites  will  lead 
to  any  readjustment  of  burdens  as  between  occupier  and 
owner.  Their  whole  case  is  that  such  separate  assessment 
would  lead  to  a  geographical  redistribution  of  burden — i.e. 
that  it  would  lead  to  a  lowering  of  rates  in  some  districts 
and  an  increase  of  rates  in  other  districts.  It  is  by  means 
of  this  geographical  redistribution  that  these  authorities 
hope  to  gain  an  increased  supply  of  houses. 

Relieving  the  suburbs  at  the  expense  of  the  centre. — 
To  understand  their  argument  let  us  assume,  for  simplicity, 
that  the  whole  sum  now  annually  required  by  the  London 
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County  Council  had  to  be  raised  by  a  tax  on  site  values, 
instead  of  by  the  present  system  of  rating  which  taxes  the 
value  of  the  fabric  as  well  as  the  value  of  the  site.  It  does 
not  need  much  imagination  to  see  that  if  this  were  done 
there  would  be  a  reduction  of  burdens  in  the  outskirts  of 
London,  and  an  increase  in  the  centre  of  London,  The 
suburban  landowner  would  have  his  property  increased  and 
the  central  landowner  would  have  his  property  diminished. 
This  is  frankly  admitted  both  by  the  Royal  Commission 
and  by  the  representatives  of  the  London  County  Council. 
Personally  I  fail  to  see  the  justice  of  emptying  the  pockets 
of  one  landowner  in  order  to  fill  the  pockets  of  another. 

But  that  is  not  all.  Let  us  admit  that  if  suburban  land- 
owners can  obtain  higher  rents  for  building  land  they  will 
be  more  tempted  to  bring  it  into  the  market,  and  that 
consequently  perhaps  a  few  yards  may  be  added  every 
year  to  the  miles  of  new  houses  that  are  already  being 
built.  We  have,  however,  to  ask :  At  whose  immediate 
cost  is  this  change  to  take  place  ?  Ultimately,  as  the  Royal 
Commission  rightly  contend,  the  benefit  to  the  suburban 
landowner  will  be  paid  for  by  the  central  landowner,  but 
immediately  it  will  be  paid  by  existing  ratepayers  in  the 
central  parts  of  London.  The  whole  scheme,  therefore, 
amounts  to  this,  that  shopkeepers  and  other  persons  en- 
gaged in  business  in  the  working  parts  of  London  will  have 
an  extra  burden  imposed  upon  them,  lasting  up  to  the  end 
of  their  present  leases,  in  order  that  an  extra  profit  may  be 
made  by  the  speculative  builder  or  the  speculative  land- 
owner in  a  remote  residential  suburb. 

When  it  is  generally  understood  that  this  would  be  the 
effect  of  the  scheme  advocated  by  the  London  County 
Council,  we  shall  not  hear  much   more  about  the  desir- 
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ability  of  shifting  taxation  from  buildings  to  sites.  If  such 
shifting  were  wholesale,  it  would  rightly  be  denounced  as 
sheer  confiscation  ;  if,  on  the  other  hand,  the  shifting  were 
so  slight  as  to  be  insignificant — only  a  little  tax,  as  the 
Royal  Commissioners  so  repeatedly  and  so  plaintively 
urge — then  the  effect,  real  or  imaginary,  on  the  supply  of 
houses  would  also  be  insignificant. 

An  injury  to  the  "building  trade. — There  is  a  further 
objection  of  a  very  important  and  very  practical  character 
to  the  proposed  special  taxation  of  land  values.  It  was 
pointed  out  above  that  the  cheapness  of  capital  is  a  much 
more  important  factor  than  the  cheapness  of  land  in  the 
production  of  houses,  and,  therefore,  we  ought  to  do 
nothing  that  will  increase  the  price  at  which  builders  can 
borrow. 

At  present  it  is  a  common  practice  among  builders  to 
raise  capital  by  the  creation  of  ground-rents.  As  soon 
as  the  house  is  built  a  ground-rent  is  created,  and  is 
secured  upon  the  land  and  the  house.  This  ground-rent 
has  no  necessary  relation  to  the  economic  rent  of  the 
ground.  It  is  merely  a  device  for  raising  money,  and  is 
commonly  fixed  at  one-fifth  of  the  letting  value  of  the 
house.  At  present,  trustees  and  insurance  companies  are 
willing  to  pay  a  high  price  for  such  ground-rents,  because 
the  income  is  fixed  and  the  security  ample.  If,  however, 
ground-rents  are,  in  future  contracts,  to  be  subject  to  local 
rating,  which  varies  in  amount  according  to  the  require- 
ments of  local  authorities,  they  will  cease  to  yield  a  fixed 
income,  and  will  cease  to  be  a  trustee  investment.  As  a 
necessary  consequence,  builders  will  have  to  pay  more 
for  the  capital  they  require,  and  a  further  obstacle  will 
be  placed  in  the  way  of  the  production  of  houses. 
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In  the  same  way  the  attempt  to  deprive  owners  of  land 
of  the  chance  of  obtaining  a  rise  in  the  value  of  their 
land  would  probably  check  building;  because  the  specu- 
lative builder  in  practice  often  makes  his  profit  out  of 
the  land  rather  than  out  of  the  building.  The  following 
is  an  extract  from  a  letter  received  from  a  gentleman 
who  has  taken  an  active  part  in  providing  houses  for  the 
working  classes : — 

"It  is  quite  a  common  practice  in  Lancashire  and  near 
Liverpool  for  a  builder  to  take  a  plot  of  land,  and  after 
building  the  cottage  sell  the  land  and  cottage  at  such 
a  price  as  would  on  the  cottage  itself  show  a  loss,  but 
which  with  the  profit  on  the  land  produces  a  slight  profit. 
In  some  districts  where  ground-rents  are  the  rule,  the 
lease  being  generally  for  999  years,  this  operation  is  more 
easily  carried  through  than  where  freeholds  are  the  custom." 

It  may  be  added  that  it  is  not  only  in  Lancashire  that 
builders  are  able,  by  taking  advantage  of  the  rise  in  the 
value  of  the  land,  to  deliver  houses  at  a  lower  price  than 
they  would  otherwise  be  able  to  do.  Obviously,  however, 
any  tax  on  land  values  which  was  devised  to  intercept  the 
unearned  increment  would  put  a  stop  to  this  convenient 
process. 

Experience  of  New  Zealand. — Instead  of  attempting 
to  answer  these  arguments,  the  typical  land  taxer  merely 
repeats  his  Henry  Georgeite  creed  word  for  word  as  he 
learnt  to  lisp  it  twenty  years  ago,  or  else  he  throws  at  the 
head  of  his  critic  the  case  of  New  Zealand.  It  is  quite 
true  that  the  colony  of  New  Zealand  in  1891  placed  a  tax 
on  the  capital  value  of  land,  while  exempting  land  owners 
from  ordinary  income  tax.  But  when  the  land  taxers 
assert  that  the  wave  of  prosperity  that  followed  was  due 
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to  the  taxation  of  land  values  they  are  merely  indulging 
in  the  common  fallacy  of  assuming  that  events  which 
succeed  must  be  the  result  of  events  which  precede — 
Post  hoc  ergo  propter  hoc.  It  is  necessary  to  show  not 
merely  a  sequence  in  time,  but  a  direct  relation  between 
cause  and  effect,  and  anyone  who  knows  anything  of 
New  Zealand  knows  perfectly  well  that  the  main  cause  of 
the  recent  prosperity  was  the  introduction  of  the  cold- 
storage  system,  which  enabled  the  colony  to  take  up  the 
dairying  industry  on  a  large  scale.  Yet  one  of  the  societies 
in  this  country  for  the  taxation  of  land  values  has  actually 
put  forth  a  circular  declaring  that  the  adoption  of  this 
principle  in  New  Zealand  has  led  to  the  building  of  houses, 
the  raising  of  wages,  the  extension  of  railways,  and  to 
almost  every  boon  that  the  heart  of  man  can  desire.  On 
one  point,  at  any  rate,  this  wild  statement  can  be  brought 
to  the  simple  test  of  fact.  It  is  alleged  that  in  New 
Zealand  the  taxation  of  land  values  has  led  to  the  in- 
creased building  of  workmen's  houses,  and  upon  this 
allegation,  which  is  unsupported  by  any  evidence,  land 
taxers  proceed  to  argue  that  if  land  values  were  taxed 
here  the  housing  problem  would  be  solved.  The  answer 
is  conclusive.  The  taxation  of  land  values  has  been  in 
operation  in  New  Zealand  for  fourteen  years.  Has  it 
solved  the  housing  problem  there?  Obviously  not.  For 
on  1 8th  August  1905  Mr  Seddon  introduced  a  Bill  "en- 
abling the  Government  to  take  land  and  establish  thereon 
workmen's  dwellings,  the  cost  of  erection  not  to  exceed 
;;^3oo  per  house.  The  Bill  provides  for  favourable  lease- 
hold terms  and  also  other  conditions  for  the  acquisition 
of  the  freehold."^  If  the  problem  had  been  solved  in 
^  Times  telegram,  19th  August  1905, 
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New  Zealand,  as  the  land  taxers  pretend,  obviously  it 
would  not  have  been  necessary  to  introduce  a  Bill  for 
providing  State  capital  for  the  construction  of  workmen's 
houses.  Indeed,  the  whole  idea  that  houses  can  be  created 
by  the  taxing  of  land  is  as  childish  as  the  Protectionist 
belief  that  employment  can  be  created  by  taxing  imports. 

Would  destroy  open  spaces. — If,  then,  the  taxation  of 
land  values  will  not  promote  the  building  of  houses,  and 
if,  as  the  minority  of  the  Royal  Commission  showed,  it 
will  not  yield  any  appreciable  revenue,  what  remains? 
The  land  taxer  replies  that  by  taxing  land  the  State  can 
force  it  into  the  market,  and  so  compel  a  profitable  use 
of  land  that  is  not  being  used  at  all  or  is  being  used 
less  beneficially  than  it  might  be.  The  fallacy  in  this 
argument  lies  in  confusing  the  profit  of  the  individual  with 
the  advantage  of  the  community.  It  is  unprofitable  to 
the  owner  of  a  plot  of  land  in  the  centre  of  a  great  town 
to  keep  it  as  a  garden.  He  can  make  much  more  money 
by  selling  or  letting  it  for  a  building  site,  but  in  the 
majority  of  cases  his  gain  would  be  the  community's  loss. 
For  the  land  is  probably  much  more  useful  to  the  com- 
munity as  a  breathing  space  and  as  a  spot  of  colour 
than  it  would  be  as  the  site  of  yet  another  warehouse 
or  yet  another  block  of  offices.  For  example,  in  the 
parish  of  Kensington,  there  is  a  large  area  of  vacant 
land  worth  thousands  of  pounds  per  acre  to  build  upon, 
but  the  owner  escapes  with  a  nominal  rate  on  the  agri- 
cultural value  of  the  land.  A  monstrous  illustration, 
says  the  Henry  Georgeite,  of  the  iniquities  of  our  land 
system.  If,  however,  we  make  further  investigation,  we  shall 
find  that  this  vacant  land,  or  most  of  it,  is  otherwise  known 
by  the  name  of  Holland  Park,  to  which  allusion  has  else- 
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where  been  made.  The  owner  of  what  remains  of  this 
splendid  park  obtains  no  rent  for  it,  while  his  personal 
enjoyment  of  the  park  is  after  all,  probably,  not  much 
greater  than  that  of  any  passer-by  who  peeps  through  the 
railings.  But  the  park  is  there,  with  its  glorious  trees,  and 
its  green  grass,  and  its  historic  associations ;  and  every  Lon- 
doner may  be  part  possessor  of  its  charms.  Yet  the  very 
persons  who  wish  to  "  restore  the  land  to  the  people," 
would  be  ready  with  their  patent  tax  to  compel  the  owner 
of  Holland  Park  to  break  it  up  into  building  sites  for  a 
few  wealthy  residents.  In  the  same  way  the  owner  of 
a  picturesque  old  house  could  make  more  money  by 
pulling  it  down  and  erecting  a  gin  palace  on  the  site. 
Would  the  community  gain? 

King  Log  or  King  Stork. — Let  us,  however,  for  the  sake 
of  argument,  waive  these  points.  Let  us  assume  that  land 
taxers  really  prefer  gin  palaces  to  picturesque  old  houses, 
that  they  really  prefer  an  unbroken  waste  of  bricks  and 
mortar  to  frequent  oases  of  green.  Even  so,  there  is  no 
reason  to  believe  that  they  will  get  what  they  want  by  their 
scheme  for  taxing  land  values.  The  tax,  if  jt^  does  any- 
thing at  all,  would  merely  induce  one  private  person  who 
was  short  of  cash  to  sell  to  another  private  person  who  had 
plenty  to  spare.  The  second  would,  of  course,  buy  the 
land  at  a  depreciated  price  because  of  the  tax,  the  whole 
burden  of  the  tax  being  borne  by  the  original  holder.  But 
the  second  man,  having  got  the  land,  would  be  under  no 
obligation  to  use  it  in  any  other  way  than  the  first  man 
had  done.  He  might  still  maintain  the  oasis  of  greenery 
or  the  picturesque  old  house,  or  he  might  still  keep  the 
land  a  barren  eyesore  in  the  hope  of  selling  it  at  some 
future   date   at  an    enhanced    price.      Nor   is   there   the 
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slightest  reason  to  believe  that  the  new  race  of  owners 
would  be  in  any  way  less  anti-social  in  their  use  of  the 
land  than  the  present  race.  We  should  merely  transfer 
the  potentialities  of  each  piece  of  land  from  one  private 
person  to  another  private  person,  possibly  from  King  Log 
to  King  Stork.  The  community  would  be  no  better  off. 
There  is  no  advantage  to  the  nation  in  transferring  the 
speculative  value  of  urban  land  from  English  noblemen 
to  German  Jews,  even  though  the  English  nobleman's 
title  may  only  date  from  the  Court  of  Charles  II.,  while 
the  German  Jew  may  be  able  to  trace  his  descent  right 
back  to  Moses. 

A  further  protest  must  be  made  against  the  common 
assumption  of  land  taxers  that  the  community  loses  when 
a  particular  site  is  held  back  by  its  owner.  It  is  argued 
that  if  a  particular  piece  of  land  remains  unbuilt  upon, 
the  industries  of  the  nation  suffer  a  severe  check.  But 
the  holding  back  of  one  piece  of  land  only  means,  in  the 
vast  majority  of  cases,  that  another  piece  of  land  is  used 
instead.  The  capital  and  labour  of  the  community  are 
equally  employed  in  either  case.  Doubtless  there  may  be 
some  cases  where  the  clear  interest  of  the  community  lies 
in  the  utilization  of  one  site  rather  than  of  another.  But 
surely  in  such  cases  the  right  method  of  procedure  is  to 
take  the  land  compulsorily  at  a  fair  valuation.  We  have 
no  right  to  plunder  a  particular  individual  because  the 
community  wants  a  particular  site.  Yet  one  of  the  Bills 
that  passed  its  second  reading  in  the  House  of  Commons 
would  have  had  the  effect  of  confiscating  at  least  one 
quarter  of  the  property  of  every  owner  of  an  uncovered 
site  in  the  metropolitan  area. 

Disguised  confiscation. — This  unforeseen  effect  of  the 
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Bill  can  best  be  demonstrated  by  means  of  figures.  Take 
the  case  of  a  plot  of  land  that  is  fairly  worth  ;^iooo 
after  allowing  for  all  existing  factors  that  affect  the 
price.  This  plot  would  be  assessed  under  Mr  Trevelyan's 
Bill  at  j£^o  a  year,  and  the  full  local  rates  would  havejto 
be  paid  upon  that  assessment.  In  the  metropoUtan  area 
they  would  amount  to  at  least  ;^io  a  year.  But_  the 
moment  that  burden  is  imposed  the  land  ceases  to  be 
worth  ;^iooo.  Its  selling  value  is  depreciated  by  the 
capitalized  equivalent  of  the  annual  charge  of  ^lo.  At 
twenty-five  years'  purchase  this  would  amount  to  ;^25o, 
or  one  quarter  of  the  value  of  the  property.  In  districts 
where  the  rates  are  gs.  or  los.,  more  than  one-third  of  the 
value  of  the  property  would  be  absorbed  by  the  new  tax. 
Whatever  the  proportion,  the  whole  burden  of  the  rates 
on  uncovered  sites  would  fall  on  present  owners.  Their 
property  would  be  confiscated  to  the  extent  of  a  fourth 
or  a  third,  solely  for  the  sake  of  forcing  particular  pieces  of 
land  into  the  market.  I  contend  that  this  is  grossly  immoral. 
If  it  is  a  matter  of  public  interest  that  a  particular  plot 
should  be  built  over,  the  public  should  pay  a  fair  price 
to  the  owner.  It  is  as  immoral  to  rob  the  few  for  the 
benefit  of  the  many,  as  to  rob  the  many  for  the  benefit 
of  the  few. 

Empty  houses  and  vacant  sites. — This  consideration 
disposes  of  Mr  Trevelyan's  scheme  for  subjecting  un- 
covered land  to  the  full  local  rate.  No  Parliament  that 
realized  what  it  was  doing  would  ever  consent  to  such 
wholesale  confiscation. 

There  is,  however,  no  objection  in  principle  to  a  small 
rate  both  on  vacant  sites,  and  on  empty  houses.  Build- 
ings that  are  standing  empty  require  police  and  fire  pro- 
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tection  and  street  lighting,  and  it  is  only  right  that  the 
owners  should  pay  for  these  services.  But  the  rate  must 
be  a  small  one,  for  if  empty  houses  were  liable  to  all 
rates  and  taxes,  as  if  they  were  occupied,  builders  would 
be  less  inclined  to  build  in  anticipation  of  a  demand  for 
houses,  and  the  interests  of  the  public  would  suffer. 

Similar  considerations  apply  to  the  case  of  vacant  sites. 
Where  land  has  actually  been  prepared  for  building  and  is 
being  held  for  a  rise — as,  for  example,  the  land  which  the 
London  County  Council  is  now  holding  up  in  the  Strand, 
— there  is  no  objection  to  a  small  annual  charge,  sufficient 
at  any  rate,  to  pay  for  police  protection,  but  the  local 
authority  should  have  power  to  waive  this  charge  if  the 
possessor  of  the  site  is  willing  to  dedicate  it  to  the  public 
for  a  playground,  or  for  any  similar  use,  until  he  can  obtain 
a  customer  for  it.  In  any  case  the  charge  would  have  to 
be  small,  for  otherwise  landowners  would  be  reluctant  to 
break  up  their  land  into  building  plots,  and  to  incur  the 
heavy  expense  of  making  roads  and  sewers,  on  the  chance 
of  finding  builders  and  tenants. 

It  is  too  often  forgotten  that  all  over  the  kingdom  there 
is  land  now  being  offered  for  sale  in  building  plots  which 
nobody  will  buy,  and  houses  standing  empty  which  nobody 
will  occupy.  Meanwhile,  large  sums  of  capital  have  been 
sunk  in  preparing  this  land  and  in  building  these  houses. 
This  money  is  earning  no  interest,  and  in  many  cases 
will  never  be  recovered  by  the  sanguine  people  who 
advanced  it.  If  we  wish  to  promote  cheap  housing  it  is 
most  important  that  we  should  not  further  discourage  such 
sanguine  investors. 

Market-gardens  and  grazing  land. — The  land-taxcrs,  how- 
ever, are  not  satisfied  with  a  tax — wliich  would  have  to  be 
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small — on  empty  houses  and  vacant  sites.  They  demand 
that  we  should  specially  rate  not  only  sites  that  have  been 
prepared  for  building,  but  also  land  that  might  conceivably 
be  used  as  building  land.  This  introduces  an  altogether 
new  principle,  and  a  very  dangerous  one.  At  present  there 
is  much  land  round  all  towns  used  for  market-gardens  or 
as  accommodation  grazing  land,  and  rated  upon  the  basis 
of  the  actual  yearly  income  that  the  owner  derives  from  it. 
Doubtless,  in  many  cases  the  capital  value  of  this  land  is 
increased  by  the  anticipation  that  it  may  some  day  be  used 
as  building  land.  But  this  consideration  is  purely  hypo- 
thetical. The  supposed  higher  value  may  never  be  realized, 
because  nobody  may  ever  offer  to  buy  or  hire  the  land  in 
order  to  build  upon  it.  Indeed,  it  may  happen,  and  often 
does  happen,  that  land  which  has  been  bought  at  a  high 
price  in  the  anticipation  that  it  can  be  used  as  building 
land  proves  afterwards  to  be  unsaleable.  It  would  clearly, 
in  such  cases,  be  unfair  to  tax  the  owner  on  the  basis  of 
a  supposed  but  never  realized  value. 

I  submit  that  the  only  fair  method  of  taxation  is  to  tax  a 
man  on  what  he  actually  has  now,  not  on  what  somebody 
imagines  he  may  have  in  the  future.  The  real  capital  value 
of  a  piece  of  land  can  be  accurately  ascertained  whenever 
the  property  is  sold  or  leased  or  transferred  by  death,  and 
it  can  then  be  fairly  and  effectively  taxed.  Apart  from 
these  occasions,  any  attempt  to  tax  capital  values  would 
result  in  grave  injustice,  unless  the  tax  were  so  small  as 
to  be  insignificant. 

The  Tax  and  Buy  Bill. — An  attempt  has  been  made  by 
some  land  taxers  to  meet  the  above  difficulties  by  requiring 
every  man  to  assess  himself.  It  is  proposed,  in  a  Bill  intro- 
duced into  the  House  of  Commons  by  Dr.  Macnamara  in 
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1905,  that  the  owner  of  every  piece  of  land,  whether  urban 
or  rural,  shall  be  called  upon  to  declare  its  capital  value  as 
estimated  by  him ;  that  he  shall  pay  an  annual  tax  of  id. 
in  the  ^  on  that  value ;  and  that  the  local  authorities  shall 
have  power  to  purchase  the  land  at  any  time  at  that  value. 
There  is  a  superficial  appearance  of  equity  about  this  pro- 
posal that  may  easily  delude  the  unwary.  If  each  piece  of 
land  were  the  property  of  one  man,  who  himself  occupied 
it,  and  if  there  were  no  mortgages,  no  rent  charges,  no 
leases,  no  life  tenancies,  and  no  reversionary  interests,  it  is 
conceivable  that  some  such  scheme  as  the  above  could  be 
fairly  worked.  The  moment,  however,  that  the  complica- 
tions of  actual  life  are  introduced  the  idea  of  automatic 
self-assessment  breaks  down  completely,  and  even  Dr. 
Macnamara's  Bill  contains  provisions  for  the  appointment 
of  assessment  committees  to  adjust  the  various  interests 
involved.  The  introduction  of  such  committees  at  once  de- 
stroys the  whole  principle  of  self-assessment.  It  may  be 
added  that,  even  if  this  principle  could  be  applied,  the 
details  of  Dr.  Macnamara's  Bill  are  grossly  unjust.  The 
Bill  proposes  that  the  site-value  rate  shall,  in  the  first  in- 
stance, be  charged  upon  the  present  ratepayer.  He,  however, 
is  to  be  entitled  to  deduct  the  amount  of  the  new  rate  from 
the  rent  payable  by  him  to  the  person  from  whom  he  holds, 
"and  so  on  successively  until  the  amount  falls  on  the 
owner."  This  is  to  be  done  in  defiance  of  all  existing  con- 
tracts between  landlord  and  tenant  for  the  payment  of 
rates  and  taxes.  Then  follows  a  proviso  to  cover  cases 
where  the  rent  actually  paid  is  less  than  the  economic  rent 
of  the  hereditament.  The  portion  of  this  proviso  which 
relates  to  ground-rents  is  worth  quoting : 

"Where  any  lessee  is  paying  a  ground-rent  only,  he  shall 
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only  be  entitled  to  deduct  therefrom  on  account  of  site 
value  rate  such  proportion  of  rate  as  the  ground-rent  he 
actually  pays  bears  to  one  twenty-fifth  part  of  the  ascer- 
tained site  value." 

To  see  how  this  sum  works  out  let  us  take  some  typical 
figures.  A  site  worth  ;j^iooo  is  subject  to  an  old  ground- 
rent  of  j£^  per  annum.  This  ground  rent  is  the  property 
of  a  retired  tradesman,  who  bought  it  out  of  his  savings. 
Under  Dr.  Macnamara's  Bill  the  occupier  of  the  site  must 
pay  an  annual  rate  of  looo  pennies,  or  ^^4:  3^-.  4^. 
A  twenty-fifth  part  of  ;^iooo  is  ^1^40,  and  5  is  the  eighth 
part  of  40.  The  occupier  or  ratepayer  may,  therefore, 
deduct  one-eighth  part  of  ^£4:  y.  ^d.  from  the  ground- 
rent  which  he  has  contracted  to  pay — i.e.  he  may  deduct 
10s.  5^.  Thus,  in  effect,  Dr.  Macnamara's  Bill  imposes  on 
the  owner  of  this  ground-rent  a  new  income-tax  of  2s.  id. 
in  the  £,,  in  addition  to  the  ordinary  income-tax,  and  to  all 
other  taxes  that  he  may  already  be  paying.  Meanwhile, 
the  vendor  of  the  ground-rent,  who  put  the  purchase  money 
into  Consols,  is  paying  only  the  ordinary  income-tax  upon 
the  interest,  and  is,  moreover,  partly  relieved  of  taxation  in 
consequence  of  the  extra  sum  extracted  from  his  fellow- 
citizen.  This  may  be  justice  according  to  the  new  gospel 
of  Henry  Georgism,  but  it  differs  considerably  from  the 
kind  of  justice  preached  in  a  somewhat  older  Gospel. 

Free  trade  in  land.  —  Lest  any  of  the  arguments,  or 
quasi-arguments,  of  the  land-taxers  should  pass  unnoticed, 
it  is  well  to  say  a  word  about  the  frequent  assertion  that 
taxation  of  land  values  is  advisable  in  order  to  secure  a  "  free 
trade  in  land."  On  this  point  an  appeal  is  constantly  made 
to  a  speech  of  Richard  Cobden  at  Rochdale  in  1864,  when 
he  declared  that  if  he  were  a  younger  man  he  would  start  an 
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agitation  on  the  Land  Question,  and  have  a  "  League  for 
Free  Trade  in  land  as  we  had  a  League  for  Free  Trade 
in  Corn."  As  there  are  still,  happily,  many  people  in  this 
country  who  remember  the  name  of  Cobden  with  gratitude 
and  reverence  it  is  worth  while  to  analyze  this  appeal.  In 
the  first  place,  what  relation  is  there  between  the  proposed 
taxation  of  land  and  free  trade  in  land  ?  Are  we  to  under- 
stand that,  whereas  a  tax  on  corn  spells  Protection,  a  tax  on 
land  spells  Free  Trade  ?  Certainly  Cobden  never  talked  such 
nonsense  as  this.  The  idea  in  his  mind  obviously  was  to 
get  rid  of  the  legal  difficulties  that  then  prevented  the  easy 
sale  and  transfer  of  land.  A  large  number  of  those  diffi- 
culties have  now  been  removed  by  the  Settled  Estates  Act 
of  1877,  the  Conveyancing  Act  of  1881,  the  Settled  Land 
Act  of  1882,  and  other  legislative  reforms.  When  Cobden 
made  the  speech  referred  to,  the  owner  of  a  settled  or 
entailed  estate  could  not  sell  his  land,  however  embarrassed 
he  might  be  for  want  of  capital.  Now  he  can.  In  1864 
the  cost  of  a  conveyance  was  very  much  greater  than  it 
is  now,  and  often  altogether  disproportionate  to  the  value 
of  land.  Now  a  scale  of  charges  is  fixed,  so  that  the 
purchaser  can  calculate  the  maximum  amount  which 
he  will  have  to  add  to  the  price  of  the  land.  Doubt- 
less, still  further  reforms  in  the  direction  of  simplifying 
transfer  and  reducing  costs  are  possible,  but  practically  the 
free  trade  in  land  that  Cobden  demanded  now  exists. 

Inverted  Protection. — What  land-taxers  propose  is  a  very 
different  thing.  They  propose  to  place  a  special  tax  on 
land,  with  the  object  of  compelling  the  holder  to  sell  it  at 
a  lower  price  than  he  could  otherwise  have  obtained.  This 
is  not  Free  Trade  ;  it  is  an  inverted  form  of  Protection.  It 
would  rob  the  seller  for  the  benefit  of  the  buyer,  just  as 
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ordinary  Protection  robs  the  buyer  for  the  benefit  of  the 
seller.  To  realize  the  essential  injustice  of  such  a  proposal 
it  is  only  necessary  to  see  how  the  same  principle  would 
work  out  if  applied  to  other  forms  of  property  and  other 
forms  of  trading.  Take  the  common  case  of  a  dispute 
between  masters  and  men  over  a  question  of  wages,  and 
suppose  first  that  the  dispute  results  in  a  lock-out.  In 
that  event  the  owners  of  great  factories,  by  their  refusal 
to  allow  the  men  to  work,  will  inflict  acute  suffering  on 
perhaps  thousands  of  families,  and  will  absolutely  stop  a 
previously  active  industry.  This  is  a  far  more  serious 
matter  to  the  community  than  the  holding  back  of  a  par- 
ticular piece  of  land,  and  therefore,  if  the  doctrine  of 
inverted  protection,  which  the  land-taxer  advocates,  is  to 
become  part  of  our  legal  system  it  would  be  necessary  in 
every  case  of  a  lock-out  to  subject  the  employers  to  a 
heavy  fine  for  each  day  that  the  mechanism  of  industry 
owned  by  them  remained  idle.  That  is  not  all.  What  is 
sauce  for  the  goose  is  sauce  for  the  gander.  Labour  is 
just  as  necessary  to  capital  as  is  capital  to  labour.  Con- 
sequently, whenever  a  strike  occurred,  it  would — according 
to  the  teaching  of  the  land-taxers — become  the  duty  of 
the  State  to  subject  the  workmen  and  their  leaders  to  fine 
or  imprisonment  for  refusing  to  work.  This  is  in  no  way 
more  absurd  than  the  proposal  to  fine  a  landowner  for 
refusing  to  part  with  his  land  to  the  first  person  who 
makes  a  bid  for  it.  I  venture  to  submit  that,  as  long  as 
we  recognise  private  property  in  land,  so  long  must  we 
allow  each  private  owner  to  determine  for  himself,  with- 
out pressure  from  the  State,  at  what  price  he  will  sell  to 
another  private  person.  If,  on  the  other  hand,  the  land 
is  required  for  public  purposes  then  the  public  must  pay 
for  it  at  a  fair  valuation. 
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Access  to  land. — Lastly,  we  come  to  the  favourite  asser- 
tion of  the  land-taxers,  that  access  to  land  is  before  all  things 
necessary  for  the  industrial  development  of  the  nation,  for 
the  well-being  of  the  working  classes,  and  for  the  employ- 
ment of  the  unemployed.  This  statement  is  made  so 
often,  and  with  so  much  emphasis,  that  many  people  have 
actually  come  to  believe  it.  Nevertheless,  it  is  grotesquely 
untrue.  What  the  average  British  workman  wants  is  access 
to  machinery.  Without  machinery  he  is  helpless  to  carry 
on  the  only  trade  he  has  learned,  and  it  is  mockery  to  offer 
him  as  an  alternative  the  opportunity  of  growing  cabbages 
on  land  that  skilled  farmers  will  not  touch.  If  he  were  any 
good  at  cabbage-growing,  or  at  farm  work  of  any  kind,  he 
would  have  no  difficulty  in  finding  immediate  employment 
on  farms  already  in  cultivation.  While  town-bred  philan- 
thropists are  talking  about  farm  colonies,  and  other  fancy 
schemes  for  subsidizing  the  unemployed,  there  is  scarcely 
a  farmer  in  the  country  who  would  not  gladly  employ  more 
labour  if  he  could  get  it.  Still  more  striking  is  the  demand 
for  labour  that  comes  from  across  the  Atlantic.  In  Canada 
160  acres  of  good  land  can  be  had  for  the  asking.  To 
obtain  access  to  this  land  nothing  is  needed  beyond  a  few 
pounds  for  the  journey,  and  the  registration  fee.  There  ai-e 
millions  of  acres  still  available — acres  of  land  crying  out  for 
labour — and  yet  the  problem  of  unemployment  still  goes 
on.  Of  all  the  misleading  statements  made  by  the  ad- 
vocates of  Henry  Georgism  none  is  more  absolutely  at 
variance  with  the  real  facts  of  life  than  the  assertion  that 
the  one  thing  needful  is  access  to  land.  In  this  country, 
and  in  every  civilized  country,  what  the  working  classes 
want  is  not  access  to  land,  but  access  to  capital.  If  they 
could  get  the  capital,  such  land  problems  as  still  exist 
would  very  quickly  be  solved. 


CHAPTER   VII. 

CONFISCATION   OR   COMPENSATION. 

In  the  preceding  chapter  the  proposal  to  place  a  special 
tax  on  land  values  was  examined  from  the  point  of  view 
of  the  man  who  wants  to  reform  our  present  system  of 
local  taxation,  but  who  accepts  private  property  in  land  as 
an  established  fact,  and  would  be  horrified  at  the  idea  of 
confiscating  anybody's  property.  That  examination,  how- 
ever, does  not  exhaust  the  question,  for  the  whole  agitation 
for  the  taxing  of  land  values  comes  from  people  who  regard 
private  property  in  land  as  a  crime,  and  who  wish  to  tax 
the  private  owner  out  of  existence.  The  members  of  this 
school  of  thought  are  wise  enough  to  see  that  if  they 
honestly  put  forward  their  whole  scheme  they  would  obtain 
no  hearing  at  all  from  the  bulk  of  the  nation.  They,  there- 
fore, begin  by  advancing  certain  general  propositions  with 
regard  to  the  nature  of  land,  and  then  proceed  to  the  con- 
clusion that,  because  land  differs  from  all  other  commodities, 
therefore  the  owners  of  land  should  be  specially  taxed. 
This  sounds  so  plausible  that  many  people  are  led  away  by 
it,  though  they  would  be  shocked  even  at  the  word  confis- 
cation. Very  little  reflection,  however,  is  needed  to  show  that 
special  taxation  itself  is  a  form  of  confiscation.    The  theory 
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that  landowners  should  be  specially  taxed  is  obviously 
only  another  form  of  the  theory  that  landed  property  should 
be  confiscated  by  the  State.  Every  tax,  so  far  as  it  goes, 
is  a  confiscation  of  the  property  of  the  person  taxed ;  and 
therefore  to  declare  landowners  liable  to  special  taxation, 
is  equivalent  to  saying  that  their  property  is  specially  liable 
to  confiscation.  A  light  tax  upon  landowners  qua  land- 
owners is  partial  confiscation;  a  tax  of  100  per  cent,  is 
complete  confiscation.  This  identity  of  confiscation  and 
special  taxation  is  fully  recognized  by  the  advocates  of  the 
single  tax  on  land.  In  Progress  and  Poverty  Mr.  Henry 
George  first  declares  that  his  object  is  to  confiscate  rent, 
and  then  explains  that  the  means  he  proposes  to  employ  is 
the  taxation  of  land  values.^ 

The  landowner's  income,  not  his  land,  is  at  stake. — 
It  must  next  be  noted,  in  deahng  with  the  question  of  con- 
fiscation, that  it  is  with  the  income  derived  from  the  land 
that  we  are  concerned,  not  with  the  land  itself.  A  land- 
owner may  be,  often  is,  forcibly  deprived  of  his  land  for  the 
benefit  of  the  community,  but  provided  he  receives  an 
equivalent  money  value  nothing  is  confiscated.  This  fact 
again  Mr.  George  recognizes,  and  strictly  limits  his  proposals 
to  the  confiscation  of  rent.  '*  I  do  not  propose  either  to 
purchase  or  to  confiscate  private  property  in  land.  The 
first  would  be  unjust;  the  second  needless.  Let  the  in- 
dividuals who  now  hold  it  still  retain,  if  they  want  to, 
possession  of  what  they  are  pleased  to  call  their  land.  Let 
them  continue  to  call  it  their  land.  Let  them  buy  and  sell, 
bequeath  and  devise  it.  We  may  safely  leave  them  the 
shell  if  we  take  the  kernel.  //  is  not  necessary  to  confiscate 
land ;  it  is  o?ily  necessary  to  confiscate  rent."  2 

^  Progress  and  Poverty,  p.  288.  ^  IMJ.,  p.  288. 
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The  question  then  which  we  have  to  consider  narrows 
itself  down  to  this :  do  any  reasons  exist  why  incomes 
derived  from  land  should  be  confiscated  while  other  incomes 
are  spared  ? 

Some  of  Mr.  George's  arguments. — Mr.  George's  argu- 
ment on  this  point  can  hardly  be  taken  seriously.  The 
main  contention  of  his  book  is,  that  private  property  in 
land  is  essentially  unjust.  He  devotes  a  whole  chapter  to 
the  "  Injustice  of  Private  Property  in  Land  "  ;  and  through- 
out the  volume  such  remarks  as  the  following  are  plentiful 
— "The  recognition  of  individual  proprietorship  of  land,  is 
the  denial  of  the  natural  rights  of  other  individuals."  ^ 
'*  Our  boasted  freedom  necessarily  involves  slavery,  so  long 
as  we  recognize  private  property  in  land  ;  "  ^  and  so  on. 
Yet,  a  few  pages  later,  in  the  passage  just  quoted,  he 
declares  explicitly  that  he  does  not  wish  to  abolish  private 
property  in  land,  but  only  to  take  the  profits.  Mr.  George 
would  reply  that  by  confiscating  the  whole  of  the  rent  he 
takes  all  the  sting  out  of  private  property  in  land,  and  thus 
effectively  abolishes  the  institution.  It  may  be  so,-— the 
point  will  be  discussed  later  on, — but  if  it  is  so,  it  can  onjy_ 
be  because  the  confiscation  of  all  rent  has  some  econo?iiic. 
effect  in  addition  to  the  money  gain  to  the  public  treasury. 
This  economic  effect — e.g.  forcing  owners  to  bring  Jheir_ 
land  into  the  market — would  clearly  continue  to  exist  if  the 
public  treasury  were  to  repay  in  the  form  of  annuities  what 
it  had  taken  in  the  form  of  taxation.  The  only  advantage 
then  that  can  be  attributed  to  the  confiscation  of  rent  is  the 
profit  to  the  exchequer. 

The  same  advantage  would  result  from  the  confiscation 
of  other   forms  of  property  ;   but   to  this  Mr.  George  on 
*  Progress  and  Poverty,  p.  241.  ^  UiJ.,  p.  253. 
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principle  objects.  Private  property  in  capital  he  regards 
as  essentially  just,  and  he  is  as  tender  to  the  pocket  of  the 
millionnaire  capitalist  as  to  that  of  the  half-starving  labourer. 
When,  however,  he  comes  to  deal  with  pr^cticaljjbj^ections 
brought  against  his  "remedy,"  he  admits  that  it  is  often 
impossible  to  separate  the  value  of  the  land  from  the  value 
of  the  improvements  upon  it.  "  Absolute  accuracy  is  im- 
possible in  any  system,  and  to  attempt  to  separate  all  that 
the  human  race  has  done  from  what  nature  originally 
provided  would  be  as  absurd  as  impracticable."^ 

A  compromise  that  destroys  the  principle.— Exactly  so, 
but  if  the  accuracy  goes,  the  argument  goes  with  it.  It 
is  the  bare  land,  and  the  bare  land  alone,  that  was,  as 
Mr.  George  would  phrase  it,  given  by  God  to  the  human 
race,  and  thence  afterwards  stolen  by  a  handful  of  indi- 
viduals. This  is  the  primary  theft  that  no  lapse  of  time 
can  convert  into  a  good  title.  But  anything  that  the 
human  race  has  added  is,  according  to  Mr.  George's 
classification,  not  land  but  capital,  and  remains  capital, 
even  though  it  be  not,  to  our  present  eyes,  distinguishable 
from  the  original  properties  of  the  soil.  When  therefore 
Mr.  George  proposes  to  allow  only  for  the  "value  of 
the  clearly  distinguishable  improvements,  made  within  a 
moderate  period,"  he  is  going  back  on  his  fundamental 
principles.  He  is  confiscating  something  which  is  not  land, 
and  which  was  therefore  not  stolen  ;  he  is,  in  fact,  confiscating 
capital.  But  if  one  form  of  capital  may  be  confiscated,  why 
not  others  ? 

The  appeal  to  "natural"  law.— Nor  will  Mr.  George's 
principle  itself  hold  water.  It  is  based  on  the  assertion  of 
the  existence  of  some  natural  law  of  right  and  wrong,  which 

'  Progress  ami  Poverty,  p.  302. 
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overrides  laws  established  by  opinion  or  authority.  No 
such  law  exists.  Metaphysicians  and  theologians  may 
argue  about  what  they  are  pleased  to  call  "  natural "  law, 
till  words  fail  them,  but  until  their  "natural"  law  has 
been  adopted  by  public  opinion,  or  embodied  in  a  judicial 
decision,  or  set  down  in  a  statute,  it  is  no  law,  but  only 
somebody's  opinion  of  what  ought  to  be  law.  Everywhere 
the  average  individual  must  conform  to  those  laws  which 
are  pressed  upon  him  by  his  neighbours  or  forced  upon 
him  by  his  rulers — laws  which  he  knows  and  understands ; 
he  cannot  be  expected  to  start  a  litde  code  of  his  own, 
evolved  out  of  abstract  argument,  and  defy  to  his  own 
destruction  the  world  around  him. 

Some  consequences  of  confiscation. — This  general  answer 
to  Mr.  George  covers  so  much  of  the  ground,  that  it  is 
hardly  worth  while  to  reinforce  it  by  illustration.  The 
task  too  has  been  often  done.  It  is  a  commonplace  to 
point  out  the  widely  ramifying  injustice  that  would  result 
from  an  attempt  to  confiscate  any  one  form  of  recognized 
property.  A  trustee  of  an  estate  held  for  minors  may  buy 
for  one  ward,  gas  shares,  for  another,  ground  rents ;  Mr. 
George  would  confiscate  the  ground  rents  and  leave  the 
gas  shares.  A  banker  in  all  honesty  of  purpose  may  invest 
the  money  at  his  disposal  in  freehold  mortgages ;  Mr. 
George  would  confiscate  the  investment,  and  thus  possibly 
ruin  some  disciple  of  his  own  who  had  left  his  money  in 
the  bank  rather  than  buy  land  with  it.  Such  illustrations 
might  be  multiplied  without  limit,  but  they  would  add 
little  to  the  force  of  the  general  considerations  urged  above. 
When  two  or  more  forms  of  property  exist  side  by  side, 
all  regarded  by  contemporary  opinion  as  equally  sacred, 
the  confiscation  of  one  specified  form  works  a  wrong  which 
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neither  metaphysics,  nor  theology,  nor  rhetoric  can  twist 
into  a  right. 

The  toll  that  the  landowner  levies.— And  what  is  it 
that  Mr.  George  hopes  to  gain  by  this  wrong?  Rent, 
he  tells  us,  "is  a  fresh  and  continuous  robbery  that  goes 
on  every  day  and  every  hour.  It  is  not  from  the  produce 
of  the  past  that  rent  is  drawn,  but  from  the  produce  of  the 
present.  It  is  a  toll  levied  upon  labour  constantly  and 
continuously.  Every  blow  of  the  hammer,  every  stroke  of 
the  pick,  every  thrust  of  the  shuttle,  every  throb  of  the 
steam  engine  pay  it  tribute."  And  so  on  for  half  a  page 
more,  with  much  about  "  agricultural  gangs  "  and  "  squalid 
rooms,"  "penitentiaries"  and  the  "pure  joy  of  mother- 
hood," "  evil  passions  "  and  a  "  merciful  creator."  ^ 

Let  us  be  definite.  What  is  the  amount  of  the  toll  that 
produces  all  these  consequences?  Unfortunately,  it  is  im- 
possible to  give  an  exact  answer  to  that  questiorj.  The 
Commissioners  of  Inland  Revenue  furnish  certain  figures 
showing  the  estimated  annual  value  of  lands  and  houses, 
mineral  rights  and  sporting  rights,  and  other  properties  in 
land.  But  the  total  shown  is  not  the  value  that  Mr.  George 
wanted  to  get  at.  In  a  formal  statement  of  his  proposals  in 
the  Financial  Reform  Almanack  for  1891,  he  wrote: — 
"  What  we  propose  is  not  a  tax  on  real  estate,  for  real  estate 
includes  improvements.  Nor  is  it  a  tax  on  land,  for  we 
would  not  tax  all  land,  but  only  land  having  a  value  irre- 
spective of  its  improvements."  From  the  income-tax  figures 
we  must,  therefore,  deduct  the  whole  annual  value  of  the 
houses,  and  also  interest  and  depreciation  upon  all  capital 
outlay  upon  improvements.  Even  in  the  case  of  agri- 
cultural land,  this  is  undoubtedly  the  greater  part  of  the 
^  Progress  and  Poverty,  pp.  258,  259. 
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whole.  The  rent  of  an  English  farm  includes  not  only  the 
price  paid  for  the  use  of  the  land,  but  also  for  the  house  in 
which  the  farmer  lives ;  for  the  stables  and  byres  and 
pigstyes  in  which  his  stock  is  housed ;  for  the  barns  and 
sheds  to  protect  his  material ;  for  the  roads  and  fences 
and  drains  that  make  the  land  workable.  Again,  the  value 
of  building  sites,  as  pointed  out  in  a  previous  chapter,  is 
to  some  extent  due  to  capital  expenditure  upon  roads  and 
drains.  So  that  before  we  get  down  to  the  value  of  the 
"bare  land,"  we  have  to  strike  off  the  greater  part  of  the 
value  which  the  Government  now  taxes  and  tabulates. 

The  Government  figtires.  —  The  above  considerations 
sufficiently  indicate  the  impossibility  of  arriving  at  any 
precise  estimate  of  the  value  of  the  bare  land  of  the  United 
Kingdom,  but  it  is  worth  while  to  set  out  the  Government 
figures,  so  that  the  reader  may  be  able  to  appreciate  for 
himself  the  hopelessness  of  the  task.  First  comes  Schedule 
A,  which  represents  the  income  derived  from  the  ownership 
of  lands,  taxes,  etc.    The  figures  in  1902-3  were  as  follows: — ^ 

GROSS  INCOME  FROM  THE  OWNERSHIP  OF 
LANDS,  HOUSES,  ETC. 

Lands,  including  rent  charges  under  Tithes 
Commutation  Act,  farmhouses,  farm- 
buildings,  etc.,  less  allowance  for  repairs  ^^45, 781, 844 

Houses,  messuages,  tenements,  etc.,  less  al- 
lowance for  repairs        .  .  .     159,980,941 

Tithes  raised  by  rates,  and  other  tithes  not 

arising  from  land,  etc.     .  .  .  211,466 

Manors,  etc.  .  .  .  .  .  i53)i99 

*  See  Report  of  Inland  Revenue  Commissioners,  Cd.  2228,  p.  194. 
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Fines.  .....         ^98,662 

Sporting  rights,  etc.    ....  643,969 

Other  profits  from  lands         .  .  .  111,909 

Before  attempting  to  add  up  the  above  figures  let  us 
analyze  them.  Anybody  who  is  familiar  with  English  agri- 
culture will  agree  that  much  more  than  half  of  the  value 
under  the  first  head  is  due  to  invested  capital,  and,  there- 
fore, on  Henry  Georgite  principles,  ought  to  be  free  from 
taxation.  If  we  put  down  ^20,000,000  a  year  as  the 
value  of  the  bare  land  devoted  to  agriculture  in  the  United 
Kingdom  it  will  certainly  be  an  over-estimate.  The  second 
item  is  even  more  speculative.  In  rural  districts  the  value 
of  the  site  is  often  not  more  than  one-twentieth  of  the  value 
of  the  house  standing  upon  it ;  in  parts  of  London  the  site 
may  be  worth  as  much  as  one-third  of  the  value  of  the 
house.  One  can  only  guess  at  the  proportion  that  should 
be  taken  as  an  average  for  the  kingdom.  Taking  a  fourth, 
to  be  on  the  safe  side,  we  get  ;^4o, 000,000  for  the  value  of 
the  sites  on  which  houses,  factories,  etc.,  stand,  and  even 
then  we  have  made  no  allowance  for  the  fact  that  the  sites 
themselves  have  been  made  valuable  by  the  expenditure 
of  capital  in  drainage  and  road-making.  The  other  items 
above  set  down  may  be  lumped  at  ;^i, 000,000 — giving  us 
as  an  outside  estimate  ;^6 1,000,000  under  Schedule  A  of 
the  income-tax. 

In  addition,  there  are  various  items  under  Schedule  D  of 
the  income-tax,  and  these  are  even  more  difificult  to 
estimate.^  Part  of  the  income  earned  by  railway  com- 
panies is  fairly  attributable  to  the  ownership  of  land,  and 
the  same  may  be  said  of  gasworks,  ironworks,  waterworks, 
'  See  Inlaiul  Revenue  Report,  Cd.  2228,  p.  205. 
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canals,  etc.,  and  markets,  tolls,  etc.  In  the  case  of  mines 
and  quarries  a  very  large  portion  of  the  income  earned  is 
due  to  the  original  wealth  beneath  the  soil.  As  will  be 
more  fully  shown  in  a  later  chapter,  this  item  probably  ac- 
counts for  less  than  ;;^6,ooo,ooo  a  year.  The  land  values 
involved  in  the  other  items  included  in  Schedule  D.  can 
only  be  guessed  at,  and  ;!{^4, 000,000  a  year  is  probably  a 
fair  guess.  We  thus  arrive  at  a  total  of  something  over 
;^7o,ooo,ooo  a  year. 

This  seems  very  small  in  comparison  to  the  wild  figures 
put  about  by  the  land-taxers,  but  it  is  probably  a  good 
deal  more  than  the  total  that  would  be  realized  if  assessors 
were  to  go  round  the  country  and  try  to  ascertain  the  true 
land  value  after  making  due  allowance  for  all  the  capital 
spent  upon  improvements.  If  the  assessments  were  fairly 
made  on  strict  Henry  Georgite  principles  it  is  doubtful 
whether  a  total  of  even  ;^5o,ooo,ooo  would  be  reached. 

The  price  of  the  millennium. — Let  us,  however,  take 
the  higher  figure  in  order  to  be  on  the  safe  side,  and  as- 
sume that  seventy  millions  a  year  is  the  value  of  the  bare 
land  which  Mr,  George  wishes  to  appropriate.  Part  of  this 
is  of  course  already  appropriated  by  the  State  by  means  of 
taxation,  certainly  not  less  than  five  or  six  millions  a  year. 
Another  appreciable  part  is  already  vested  in  corporate 
bodies  and  employed  for  public  purposes.  Nearly  every 
municipal  corporation  and  board  of  guardians  in  the  United 
Kingdom  has  some  freehold  property ;  hospitals,  colleges, 
and  endowed  schools  have  more ;  and  the  ecclesiastical 
commissioners  have  large  estates  in  almost  every  county. 
Consequently  our  rough  guess  must  be  still  further  reduced, 
and  if  we  put  the  net  figure  at  sixty  millions  it  will  be  a 
liberal  estimate.     It  is  this  sixty  millions  a  year  that  Mr. 
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George  wishes  to  get  at.  In  return  he  promises  us  the 
abolition  of  poverty  and  crime,  of  dirt  and  disease,  of 
vice  and  misery ;  of  every  ill,  in  fact,  that  flesh  till  now 
has  been  heir  to.  Truly  Mr.  George's  millennium  is 
cheap  at  the  money  !  Sixty  millions  a  year  is  less  than 
half  of  our  public  national  expenditure.  Can  any  sane 
man  believe  that  the  reign  of  heaven  on  earth  will  begin 
in  these  isles  when  the  burden  of  meeting  one-half  of  the 
public  expenditure  of  the  kingdom  is  transferred  from  the 
general  taxpayer  to  the  owners  of  a  particular  species  of 
property?  Or,  on  the  other  hand,  if  it  be  true  that  the 
millennium  can  be  bought  so  cheap,  does  not  common 
fairness  suggest  that  since  all  will  profit  by  the  purchase 
all  should  share  in  the  expense  ? 

With  these  two  questions  we  must  leave  Mr.  George  and 
his  scheme  for  regenerating  the  world  by  confiscating  rent. 

The  unearned  increment  of  land  values. — A  scheme  of 
a  more  solid  character  for  dealing  with  the  income  derived 
from  land  was  proposed  by  John  Stuart   Mill.     The  point 

I  on  which  Mr.  Mill  fixed  his  attention  was  the  growth  of  rent 
apart  from   the   exertions  of  the  owner   of  the  soil — the 

!  *'  unearned  increment,"  as  he  named  it.  In  progressive 
countries  this  unearned  growth  is  an  almost  invariable  accom- 
paniment of  the  increasing  wealth  and  activity  of  the  popu- 
lation. The  owner  of  a  bit  of  land  in  or  near  a  great  city 
need  generally  have  no  anxiety  about  its  future  value ;  he 
has  only  to  sit  still  and  wait.  While  he  waits  others  will 
work,  and  will  presently  of  their  own  accord  offer  him  more 
rent  for  the  use  of  his  land  for  one  year  than  his  fathers 
would  have  dreamed  of  demanding  for  the  freehold.  No 
one  can  contend  that  the  owner  of  the  soil  is  morally 
entitled  to  this  unexpected  increase  in  the  value  of  his 
property.  He  has  not  reckoned  upon  it ;  he  has  not 
earned  it ;  it  is  a  free  gift  from  the  industrious  and  enter- 
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prising  community  around  him.  If  then  the  community 
chooses  to  decline  for  the  future  to  make  such  gifts,  it  is 
perfectly  justified  in  doing  so,  and  the  owner  of  the  soil  will 
have  no  excuse  for  complaining. 

John  Stuart  Mill's  proposal. — The  plan  suggested  by 
Mill  for  putting  a  stop  to  these  liberal  gifts  to  persons  who 
for  the  most  part  stand  in  little  need  of  charity,  was  some- 
what as  follows  : — The  present  value  of  the  land  is  to  be 
carefully  assessed  and  noted,  the  value  of  any  improve- 
ments added  to  it  will  also  from  time  to  time  be  noted ; 
then,  after  the  lapse  of  a  specified  period,  the  whole  will 
be  re-assessed,  and  such  additional  value  as  it  is  found  to 
have  beyond  the  value  of  the  improvements  made  will  be 
treated  as  unearned  increment,  and  taken  back  from  the 
owner  by  a  special  tax.  This  proposal  involves  no  injustice 
to  the  owner,  and  is  a  theoretically  perfect  method  of 
enabling  the  general  community  to  enjoy  collectively  a 
source  of  income  which  its  collective  energy  has  created. 

Practical  difficulties. — Directly,  however,  we  begin  to 
consider  how  the  scheme  would  work  in  practice,  we  find 
very  serious  difficulties.  To  estimate  the  value  of  a  piece 
of  real  property  as  it  is,  treating  it  as  a  whole  thing,  is  not 
hard ;  its  value  is  what  it  will  fetch  in  the  market.  But 
how  is  the  value  of  any  added  improvement  to  be  estimated  ? 
The  cost  of  the  improvement  is  not  necessarily  a  guide,  for 
different  people  might  take  different  views  as  to  the  wisdom 
of  the  expenditure.  In  no  case,  indeed,  does  the  cost  of 
production  of  a  commodity  exclusively  determine  its  price, 
and  still  less  can  this  be  so  when  the  commodity  is  in- 
separable from  one  particular  small  spot  on  the  earth's 
surface.  Nor  can  the  value  of  the  improvement  be  tested 
by  asking  what  it  would  fetch  in  the  market,  for  an  improve- 
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ment  to  a  house  or  farm  is  not  an  independent  commodity, 
but  a  modification  of  an  existing  commodity,  and  cannot 
therefore  have  an  independent  market  price.  There  must 
then  necessarily  be  room  for  wide  divergence  of  opinion  as 
to  the  value  to  be  assigned  to  particular  improvements, 
and  room  consequently  for  frequent  disputes  between  the 
owners  of  real  estate  and  the  revenue  officials.  On  the 
one  hand,  owners  would  constantly  complain  of  unjust 
assessment ;  on  the  other  hand,  the  assessors  would  fre- 
quently be  swindled  by  speculators  who  had  run  up  new 
buildings  to  secure  an  allowance  for  improvements. 

The  possibility  of  unearned  decrement. — There  is, 
moreover,  a  further  objection  to  Mill's  scheme  which  is 
worth  considering.  The  increase  in  the  value  of  real 
estate  in  a  progressive  community,  though  general,  is  by  no 
means  universal,  and  if  the  community  deprives  the  owner 
of  any  possible  increase,  it  ought  also  to  guarantee  him 
against  a  possible  decrease.  If  it  does  not  do  so,  the 
arrangement  becomes  of  the  "  heads  I  win,  tails  you  lose  " 
type  ;  and  that  this  is  practically,  as  well  as  sentimentally, 
unjust  can  easily  be  shown.  The  present  value  of  a  piece 
of  land,  or  of  any  permanent  investment,  is  necessarily 
affected  by  the  general  anticipation  of  what  will  be  its 
future  value.  This  fact  the  assessors  under  Mill's  scheme 
would  in  fairness  allow  for  in  their  assessment ;  they  would 
take  the  actual  selling  value  of  the  property  at  the  present 
moment.  But  directly  this  was  fixed  as  the  maximum 
value  which  the  property  could  attain,  it  would  cease  to  be 
the  selling  value  ;  for  any  investor  would  reflect  that  while 
there  was  no  hope  of  the  property  appreciating  there  was 
a  risk  of  its  depreciating,  and  on  account  of  this  risk  he 
would  offer  something  less  than  the  maximum  fixed.     To 
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this  extent  then  landowners  would  lose  part  of  their  present 
property  by  any  confiscation  of  future  increment  which  was 
unaccompanied  by  a  guarantee  against  future  decrement. 

A  State  guarantee  against  decrement  impolitic. — On 
the  other  hand,  there  is  much  to  be  said  against  the  policy 
of  such  a  guarantee.  When  Mill  wrote,  the  rise  in  the 
value  of  all  land  since  the  beginning  of  the  century  had 
been  fairly  continuous,  and  he  practically  ignored  the  possi- 
bility of  any  general  fall.  Since  his  death,  however,  there 
has  been  an  almost  universal  decline  in  the  value  of  agri- 
cultural land  in  the  United  Kingdom,  and  an  appreciable 
decline  in  the  value  of  house  property  in  many  small  towns. 
If,  therefore,  Mill's  scheme  had  been  adopted  during  his 
lifetime,  and  the  execution  of  it  entrusted  to  local  authorities, 
many  of  these  would  have  been  landed  in  a  ruinous  loss. 
The  same  loss,  it  is  true,  would  not  have  been  felt  had  the 
national  government  undertaken  the  scheme  ;  for  the  decline 
in  country  rents  has  been  more  than  made  good  by  the 
growth  of  rents  in  large  towns.  But  are  we  justified  in 
assuming  that  this  would  always  be  the  case  ?  The  rate  of 
increase  in  our  population  has  already  begun  to  decline, 
and  it  is  conceivable  that  in  three  or  four  generations  an 
actual  decrease  may  begin  to  be  felt.  Moreover,  it  is 
possible  that  improved  means  of  transport  may  lead  to 
such  a  spreading  of  the  population  as  to  diminish  the 
total  rent  of  the  soil.  Under  such  conditions  the  nation 
might  find  that  it  had  made  a  very  bad  bargain  in 
guaranteeing  to  landowners  an  income  based  on  their 
present  rentals. 

This  consideration,  it  will  be  noticed,  applies  equally  to 
any  schemes  for  the  wholesale  purchase  of  land  by  public 
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authorities.  It  does  not,  of  course,  condemn  such  schemes 
entirely,  for  the  pubhc  ownership  of  land  may  produce 
compensating  advantages,  but  it  condemns  them  as  financial 
projects,  and  that  is  the  only  aspect  with  which  we  are  at 
present  dealing. 

The  agricultural  labourer's  "unearned  increment." — 
Is  there  then,  it  may  be  asked,  no  means  by  which  the 
community  may  be  enabled  to  realize,  for  the  benefit  of  all, 
land  values  created  by  the  activity  of  all  ?  Before  attempt- 
ing an  answer  to  this  question,  it  is  worth  while  to  point 
out  that  landowners  are  not  the  only  persons  who  profit 
by  the  general  progress  of  the  community.  Compare,  for 
instance,  agricultural  labourers  and  urban  landholders. 
During  the  last  fifty  years,  the  progress  of  manufacturing 
industries  in  England  has  caused  a  depletion  of  the  country 
districts  and  a  filling  up  of  large  towns.  The  owners  of 
urban  land  have  profited  enormously ;  so  also  have  agri- 
cultural labourers.  There  is  little  doubt  that  in  nearly 
every  county  in  England,  the  condition  of  the  agricultural 
labourer  is  incomparably  better  than  it  was  fifty  years  ago. 
He  is  better  fed,  better  housed,  better  clothed ;  he  has 
a  more  independent  position  and  less  prolonged  labour. 
To  earn  these  improvements  he  has  done  nothing;  he 
works  not  harder  but  less  hard  than  before ;  nor  has  he 
lightened  his  labour  by  any  appliance  of  his  own  in- 
vention. He  has,  with  rare  exceptions,  joined  no  trade 
society,  and  taken  part  in  no  political  agitation.  In  a 
word,  everything  he  has  gained  has  been  poured  into  his 
lap  as  a  free  gift  from  those  around  him.  The  same  cause 
which  has  swollen  urban  rents,  namely,  the  townward  flow 
of  the  population,  has  simultaneously  forced  up  agricultural 
wages.     Why  then  tax  the  unearned  increment  of  the  urban 
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landlord  and  leave  untouched  the  unearned  increment  of 
the  agricultural  labourer  ? 

No  answer  can  be  given  except  these  :  that  the  labourer, 
in  spite  of  fifty  years  of  progress,  is  still  painfully  poor, 
while  the  urban  landlord  is  generally  rich ;  that  the  labourer 
must  work  for  his  wage,  while  the  landlord  may,  if  he 
choose,  be  altogether  idle.  In  other  words,  the  landlord  is 
to  be  taxed  rather  than  the  labourer,  because  it  is  desirable 
that  taxation  should  fall  on  the  idle  rich  rather  than  on  the 
industrious  poor. 

The  "  unearned  increment "  of  other  classes. — This  is  a 
proposition  with  which  no  man  can  quarrel,  but  it  carries 
us  far  beyond  the  project  for  a  special  tax  on  the  unearned 
gains  of  the  ground  landlord.  We  are  at  once  driven  to 
ask  why  one  particular  class  of  the  idle  rich  should  be  selected 
for  taxation.  The  ground  landlord  is  not  the  only  person 
among  rich  men  to  profit  by  the  progress  of  the  community. 
A  banker's  gains  are  closely  dependent  on  the  activity  and 
enterprise  of  the  surrounding  population,  and  a  shareholder 
in  a  large  London  bank,  living  at  his  ease  at  Monte  Carlo, 
may  find  his  income  steadily  increase  from  causes  to  which 
he  does  not  contribute,  and  which  he  cannot  control. 
Barristers  too  as  a  class  do  not  create  their  own  prosperity  ; 
they  are  obliged  to  wait  till  business  comes  to  them,  and 
their  collective  earnings  are  less  influenced  by  their  own 
industry  than  by  the  enterprise  or  the  quarrelsomeness  of 
the  general  public.  Indeed,  as  regards  the  leaders  of  the 
profession,  the  fancy  fees  which  their  reputation  enables 
them  to  demand  are  strictly  analogous  to  the  rents  paid  for 
fashionable  sites  in  a  town.  Nor  can  it  with  accuracy  be 
urged  that  such  special  profits  as  these  are  irregular  and 
fleeting  while  the  rent  of  land  is  permanently  progressive. 
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It  is  indeed  true  that  the  power  of  a  successful  banking 
firm  to  command,  through  several  generations,  a  rent  for  its 
name,  may  be  suddenly  and  completely  destroyed ;  while 
obviously  the  fees  of  the  popular  King's  Counsel  must 
determine  with  his  life,  if  not  earlier.  But  neither  is  the 
growth  of  ground  rent  so  certain  and  stable  as  is  generally 
imagined.  There  is  a  fashion  in  localities  as  well  as  in 
King's  Counsel ;  and  business  quarters  have  their  ups  and 
downs  as  well  as  banking  firms. 

Irregularities  of  fortune  cannot  be  prevented  short  of 
communism. — There  is  then  no  sufficient  warranty  for  the 
assumption  that  the  incomes  of  ground  landlords  will  of 
necessity  and  for  all  time  grow  more  certainly  and  more 
rapidly  than  those  of  other  classes  in  the  community.  The 
only  safe  statement  is  this  :  that  in  the  progressive  develop- 
ment of  a  society,  based  upon  private  property  and  free 
competition,  some  individuals  will  always  from  time  to  time 
profit  more  than  proportionately  by  the  general  advance  in 
prosperity.  It  may  be  the  ground  landlord,  it  may  be  the 
farm  labourer,  it  may  be  the  city  banker,  who  for  the  time 
being  is  the  lucky  individual ;  but  in  no  case  can  we 
accurately  determine  the  extent  of  his  exceptional  gains, 
and  still  less  can  we  safely  predict  their  continuance. 
Further,  the  more  than  proportionate  gain  of  some  classes 
must  have  its  counterpart  in  the  less  than  proportionate 
gain  of  other  classes.  Hence,  if  equality  be  our  ideal, 
these  classes  too  ought  to  be  sought  out,  in  order  that 
they  may  receive  just  that  amount  of  compensation  that 
will  level  their  gains  with  the  general  average.  The  mere 
statement  of  this  side  of  the  problem  is  sufficient  to  prove 
the  insolubility  of  the  whole.  Nothing  short  of  absolute 
communism   rigidly  enforced  will   prevent   the   growth   of 
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irregularities  in  fortune,  and  the  attempt  to  accurately 
counterbalance  these  unequal  gains  by  means  of  taxation 
must  be  abandoned  as  hopeless. 

We  can,  however,  so  arrange  our  system  of  taxation  that 
it  shall  mitigate  instead  of  aggravating  inequalities  that  are 
inevitable  in  all  progressive  societies,  and  this  is  one  of  the 
most  important  problems  that  practical  statesmen  have  to 
consider.  An  attempt  will  be  made  to  deal  with  it  in  the 
next  chapter.  The  point  with  which  we  are  now  specially 
concerned  is  the  immorality  of  the  proposal  to  confiscate 
a  particular  species  of  private  property,  or  a  particular  kind 
of  private  income,  in  the  supposed  interests  of  the  public. 
If  the  public  interest  really  demands  the  abolition  of  private 
property  in  land,  or  the  annexation  of  rent,  then  it  is  im- 
perative that  the  present  owners  should  receive  compensa- 
tion. It  is  monstrous  to  base  a  public  reform  on  a  private 
injustice.  What  the  public  requires  for  its  good,  the  public 
must  pay  for  out  of  its  purse. 


CHAPTER  VIII. 

ONE    TAXPAYER,    ONE    VOTE. 

In  the  concluding  paragraphs  of  the  last  chapter  it  was 
asserted  that,  except  under  a  system  of  rigid  communism, 
inequalities  in  private  fortunes  are  inevitable,  and  cannot 
be  removed  by  any  form  of  taxation.  This  proposition 
hardly  needs  proof,  or  even  illustration  ;  but  a  story  recently 
told  by  Lord  Brassey  bears  so  closely  on  the  subject  of  the 
present  volume  that  it  is  well  worth  quoting.  Writing  in 
the  Times  of  25th  December  1905,  Lord  Brassey  describes 
the  settlement  of  several  hundred  European  families  in 
Argentina : 

"The  railway  from  Rosario  to  Cordova,  260  miles  in 
length,  was  made  by  my  father  and  his  partners,  the 
Argentine  Government  giving  a  land  grant  in  payment. 
In  the  earlier  and  less  prosperous  days  of  Argentina 
settlement  had  not  begun  in  the  country  served  by  the 
new  railway.  As  a  commencement,  some  hundreds  of 
families  were  sent  over  from  all  parts  of  Europe.  Their 
passages  were  paid.  A  free  grant  of  80  acres  of  fertile 
land  was  made  to  each  family.  For  each  a  house  was 
built,  a  well  was  dug,  tools  and  seeds  were  provided,  and 
143 
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provisions  supplied  for  twelve  months.  I  visited  the 
settlements  three  years  after  they  had  been  formed.  All 
the  settlers  had  started  level  in  the  race  of  life,  and  all 
had  had  a  good  start.  The  majority  were  highly  pros- 
perous. The  less  fortunate — and  they  were  many — were 
being  fed  at  soup  kitchens." 

This  is  only  a  more  than  usually  striking  illustration  of  the 
obvious  truth  that  so  long  as  men  differ  in  physical  strength 
and  mental  vigour  so  long  will  some  rise  and  others  fall. 
We  all  should  like  to  lift  the  fallen,  but  if  we  make  absolute 
equality  our  ideal  the  lifting  process  becomes  impos- 
sible. Equality  can  only  be  secured  by  allowing  the 
weakest  to  set  the  pace,  and  by  compelling  the  energetic 
to  adapt  their  stride  to  the  crawling  footsteps  of  the 
cripple  and  of  the  sluggard.  When  once  this  is  realized 
it  will  be  seen  that,  whether  equality  be  or  be  not  an 
ideal,  it  can  never  be  attained  by  a  nation  that  has  once 
escaped  from  the  crude  communism  of  primitive  man. 
For  no  existing  social  order  can  be  changed  except  by 
the  efforts  of  the  more  energetic  members  of  society.  They 
are  the  driving  force,  and  while  they  are  pressing  forward 
the  idlers  and  the  weaklings  look  on  and  gape,  ready  to 
profit  by  the  efforts  of  others,  but  unwilling,  or  unable,  to 
lift  a  hand  to  help.  Enthusiasm  for  humanity  will  spur 
on  the  energetic  to  work  for  reforms  which  will  brighten 
the  prospects  of  the  unfortunate  and  facilitate  the  advance- 
ment of  the  deserving,  but  no  energetic  man  will  ever 
consciously  work  for  the  establishment  of  a  social  system 
which  will  deprive  him  of  all  outlet  for  his  energy,  and 
render  impossible  the  further  progress  of  humanity.  In  a 
word,   communism  as  a  practical  basis  of  human  society 
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has  gone  for  ever.  It  became  impossible  when  we  ceased 
to  wear  woad,  and  will  not  be  recalled  by  wearing  red 
ties. 

Underpaid  workers,  overpaid  idlers. — If,  however,  we 
dismiss  the  idea  of  equality  as  impracticable  of  attainment, 
even  if  it  be  not  false  in  conception,  there  is  still  no  reason 
why  we  should  fold  our  hands  in  passive  submission  to  the 
injustice  of  our  present  social  system.  The  central  in- 
justice, which  all  men  instinctively  feel,  lies  in  the  fact 
that,  broadly  speaking,  those  who  do  the  hardest  work  in 
the  world  receive  the  lowest  pay.  It  is  this  fact  that  ex- 
plains the  enthusiasm  which  almost  any  proposal  for  social 
change  can  temporarily  command.  Men  are  rightly  so 
indignant  at  this  central  wrong  that  for  a  moment  they 
are  ready  to  grasp  at  almost  any  professed  remedy.  Just 
for  this  very  reason  it  is  of  the  utmost  importance  that 
proposals  for  social  change  should  be  carefully  thought 
out  in  advance,  so  that  the  time  and  the  energy  of  man- 
kind may  not  be  wasted  in  the  strenuous  advocacy  of 
schemes  that  would  lead,  not  forward  to  the  hills,  but 
backward  to  the  quagmire. 

The  main  object  of  land-taxers  is  to  secure  a  better 
distribution  of  wealth,  and  the  question  with  which  we  are 
here  concerned  is  whether  this  object  can  be  attained  by 
means  of  taxation.  In  the  opinion  of  the  present  writer, 
although  taxation  reform  is  in  itself  a  matter  of  the  very 
greatest  importance,  the  general  problem  of  the  distribution 
of  wealth  must  be  attacked  by  other  methods.  If  any 
attempt  were  made,  by  means  of  taxation,  to  distribute  the 
wealth  of  the  rich  among  the  poor,  it  is  certain  that  the  rich 
would  take  care  to  compensate  themselves.  As  long  as 
men  are  willing  to  do  hard  work  for  low  wages,  so  long 
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is  it  impossible  to  deprive  the  owners  of  wealth  of  the 
power  that  money  gives. 

A  question  of  wages. — The  root-evil  is  the  lowness  of 
wages.  If  we  leave  that  untouched  all  other  reforms  will 
be  powerless  to  redress  the  balance  between  rich  and  poor. 
Therefore,  before  accepting,  even  momentarily,  any  proposed 
reform  we  should  ask  ourselves  whether  it  will  tend  to  raise 
or  to  lower  wages.  That  question  obviously  opens  up  a 
very  wide  field,  and  no  attempt  can  here  be  made  to  cover 
the  ground  completely.  It  is,  however,  desirable  briefly  to 
call  attention  to  the  main  causes  which  determine  the 
general  rate  of  wages  in  this  or  in  any  country. 

In  the  first  place  comes  the  efficiency  of  labour.  No 
wage-earner  can — except  by  accident — receive  more  than 
he  makes.  He  cannot  even  receive  as  much  as  he  makes, 
for  if  he  did  nobody  would  have  any  interest  in  employing 
him.  In  other  words,  the  productive  capacity  of  the  work- 
man forms  the  outside  limit  of  his  possible  wages.  It 
follows  that  as  the  workman's  efficiency  is  increased  so  will 
the  possibilities  open  to  him  expand.  This  is  the  reason 
why  the  development  of  machinery  throughout  the  world 
has  in  the  main  been  followed  by  an  increase  of  wages. 
More  wealth  is  made,  and,  therefore,  more  is  available 
for  the  workman's  share. 

Skill  and  honesty. — The  same  consideration  proves — if 
proof  be  needed — that  the  skill  and  honesty  of  the  indi- 
vidual workman  are  potent  factors  in  determining  his  scale 
of  pay.  The  skilled  man  produces  more  wealth  in  a  given 
time  than  the  unskilled  man  ;  the  honest  workman  saves 
his  employer  the  expensive  precautions  that  must  be  taken 
to  prevent  dishonesty.  Indeed,  of  all  the  causes  that 
tend  to  keep  down  wages  in  this  country,    none  is  more 
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serious  than  the  delusion,  so  widely  spread  among  a  section 
of  the  wage-earning  class,  that  a  man  is  benefiting  his 
fellow-workmen  by  doing  as  little  work  as  possible  for  the 
wage  he  receives.  In  reality  he  is  diminishing  the  sura- 
total  of  national  wealth,  and,  therefore,  diminishing  the  only 
fund  out  of  which  the  working  classes  can  be  paid.  The 
man  who  works  honestly,  whether  with  brain  or  muscle, 
inevitably  benefits  not  only  himself  and  his  employer,  but 
also  his  fellow-workmen,  for  the  wealth  he  creates  itself 
becomes  the  creator  of  more  employment. 

Freedom  of  trade. — Another  factor  of  supreme  import- 
ance to  the  efficiency  of  labour  is  freedom  of  trade.  It  is 
by  means  of  trade  that  countries  and  districts  and  indi- 
viduals are  enabled  to  concentrate  their  energies  on  the 
work  that  suits  them  best.  Wherever  barriers  are  created 
in  the  way  of  trade  this  beneficial  process  is  checked,  the 
wealth  of  the  world  is  diminished,  and,  as  a  necessary  con- 
sequence, the  wages  of  the  working  classes  cannot  be  so 
high  as  otherwise  they  might  have  been. 

Lastly  may  be  mentioned  what  is,  perhaps,  the  most 
obvious,  though  often  the  least  noticed,  element  in  the 
determination  of  wages — namely,  the  natural  advantages 
of  the  soil.  Neither  honesty  nor  skill  nor  perfection  of 
machinery  nor  freedom  of  trade  will  make  high  wages 
for  anybody  in  the  Sahara  Desert.  On  the  other  hand, 
when  Nature  smiles  the  clumsiest  of  labourers,  with  the 
rudest  of  tools,  can,  without  excessive  effort,  earn  enough 
to  keep  himself  in  comfort  and  his  master  in  luxury. 

The  problem  of  distribution  reviewed. — Clearly,  how- 
ever, these  considerations  with  regard  to  the  efficiency 
of  labour  do  not  cover  the  whole  wage  problem.  They 
are,  indeed,  the  most  important  elements  in  the  problem, 
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for  unless  the  wealth  is  produced  it  cannot  be  divided. 
Moreover,  what  the  wage-earning  classes  could  conceiv- 
ably gain  from  a  better  distribution  of  the  total  wealth 
now  annually  created  is  a  mere  nothing  in  comparison 
with  what  could  be  gained  by  an  increase  of  that  total. 
This  is  a  point  too  often  overlooked.  The  rich  are  so 
much  in  evidence  at  one  end  of  the  social  scale,  and  the 
poor  at  the  other,  that  we  forget  the  great  body  of  com- 
fortable people,  both  working  class  and  middle  class,  who 
make  up  the  mass  of  the  nation,  and  who  already  divide 
between  them  the  greater  part  of  the  total  wealth  produced. 
The  share  available  to  most  of  these  would  probably  not 
be  increased  at  all,  and  the  share  of  those  beneath  them 
would  be  increased  but  slightly,  if  all  the  wealth  of  the 
nation  were  distributed  equally.  Nevertheless,  those  of 
us  who  have  any  sense  of  justice  must  always  rebel  at 
the  fact  that  a  large  share  of  the  wealth  of  the  world  is 
constantly  absorbed  by  people  who  do  no  work  at  all,  while 
those  who  work  hardest  may  in  some  cases  gain  nothing 
from  the  ever-increasing  production  of  wealth.  This  is  the 
real  problem  of  distribution,  and  essentially,  as  above 
explained,  it  is  a  problem  of  wages. 

Divine  discontent. — If  the  worker  is  to  secure  a  larger 
share  of  the  wealth  of  the  world  he  must  demand  and  obtain 
higher  wages.  How,  then,  is  he  to  be  stimulated  to  make 
that  demand,  and  how  is  he  to  be  empowered  to  enforce 
it?  Of  this  we  may  be  certain,  that  he  will  not  make  the 
demand  at  all  unless  his  ambitions  for  a  higher  standard 
of  life  have  first  been  quickened.  As  long  as  the  workman 
is  content  to  plod  on  from  day  to  day,  earning  just  enough 
to  provide  the  bare  necessaries  of  life ;  as  long  as  he  is  con- 
tent to  leave  himself  without  provision  against  rainy  days, 
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without  provision  for  old  age  and  death,  so  long  will  his 
wages  continue  low.  The  first  step  of  all,  then,  is  to  spread 
wide  the  doctrine  of  divine  discontent.  A  man  who  is 
content  to  live  from  hand  to  mouth  is  a  traitor  to  the  whole 
wage-earning  class,  and  a  drag  upon  the  nation.  He  must 
be  reformed  before  any  real  reform  of  society  is  possible ; 
he  must  be  taught  that  his  contentment  is  a  crime,  and 
that  his  most  urgent  duty  is  to  strive  for  better  things. 

Mischievous  philanthropy. — In  order  to  drive  this 
lesson  home  it  is  important  to  avoid  as  far  as  possible  any 
measures  that  would  encourage  the  workman  to  look  to 
others  rather  than  to  himself  for  his  uplifting.  We  must, 
of  course,  maintain  some  system  of  public  relief  for  those 
who  break  down  altogether,  whether  from  weakness  or  from 
vice,  but  we  must  be  careful  to  avoid  the  mistake  of  treat- 
ing failure  as  a  title  of  merit.  The  man  who  fails  to  main- 
tain himself  is  a  deadweight  upon  the  community,  and  it 
is  unjust  that  such  a  man  should  be  maintained  at  the 
public  expense  in  greater  comfort  than  can  be  secured 
by  those  who  have  done  their  duty  to  themselves  and  to 
their  fellows.  The  effect  of  such  misplaced  generosity 
must  inevitably  be  to  encourage  men  to  rely  upon  charity 
or  upon  the  poor  law  rather  than  on  themselves,  and  thus 
to  deprive  them  of  all  incentive  to  demand  higher  wages. 

Rely  upon  yourselves. — The  same  consideration  applies 
to  various  popular  proposals  to  secure  a  better  distribution 
of  wealth  by  Act  of  Parliament.  The  mere  advocacy  of 
many  of  these  schemes  does  mischief,  for  it  encourages  the 
wage-earning  classes  to  rely  on  the  delusive  promises  of  the 
glib  politician  instead  of  on  the  real  remedy  that  lies  in  their 
own  hands.  It  is  only  by  a  rise  in  wages  that  the  excessive 
property  of  the  rich  can  be  effectively  diminished,  and  a  rise 


ISO  LAND    NATIONALIZATION. 

in  wages  can  only  be  secured  by  the  determination  and  the 
action  of  the  wage-earning  classes  themselves.  Instead,  there- 
fore, of  holding  out  hopes  of  a  new  heaven  on  earth,  to  be 
secured  by  the  easy  process  of  dropping  a  piece  of  unsigned 
paper  into  a  ballot-box,  it  is  the  duty  of  those  who  wish 
to  help  to  raise  their  fellow-men  to  insist  that  no  real  pro- 
gress can  be  secured  without  personal  effort,  and  that  the 
reform  of  any  society  is  impossible  without  the  reform  of 
the  individuals  who  compose  it. 

The  responsibility  of  citizenship. — Bearing  this  broad 
principle  in  mind,  I  believe  that  there  is  no  political  reform 
so  urgent  as  the  establishment  of  a  system  of  taxation  that 
would  bring  home  to  every  citizen  the  responsibility  for  his 
citizenship.  Our  present  system  egregiously  fails  to  secure 
this  ideal.  On  the  one  hand  we  have  a  small  minority  of 
voters  paying  direct  taxes,  of  which  they  are  keenly  con- 
scious. On  the  other  hand  the  mass  of  the  voters  pay 
heavy  indirect  taxes  without  realising  that  they  are  being 
taxed  at  all.  As  a  consequence  of  this  inherently  vicious 
system  no  serious  attempt  is  made  by  politicians  to  secure 
either  equity  in  the  distribution  of  public  burdens  or 
economy  in  the  expenditure  of  public  funds. 

A  palpable  injustice. — Take,  for  example,  the  tea  tax. 
A  country  labourer  earning  15s.  a  week  spends  an  appreci- 
able sum  every  week  on  tea.  It  is  one  of  the  few  luxuries 
that  he  can  afford.  A  town  artisan  on  jQt,  a  week  will  prob- 
ably use  no  more  tea,  if  as  much.  These  two  men,  there- 
fore, are  paying  the  same  tax,  although  the  income  of  one 
is  four  times  as  great  as  the  income  of  the  other.  The  same 
argument  applies,  with  increased  force,  to  the  sugar  tax,  for 
even  if  tea  be  classified  as  a  luxury,  sugar  is  certainly  a  neces- 
sary of  life,  and  all  the  more  necessary  to  those  whose  wages 
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do  not  permit  a  large  expenditure  upon  meat.  Here,  then, 
we  have  a  gross  and  palpable  injustice,  affecting  not  merely 
a  few  persons  at  the  top  of  the  social  tree,  but  affecting  the 
great  mass  of  the  population  ;  and  yet  little  is  said  about 
it  because  these  taxes  are  so  concealed  in  the  selling  prices 
of  the  articles  that  the  public  is  never  reminded  of  their  ex- 
istence. Almost  equally  unjust  is  the  artificial  line  that  is 
drawn  between  income-tax  payers  and  non-payers.  There 
is  no  reason  in  equity  why  a  man  with  ^^170  a  year 
should  pay  an  income-tax  of  los.  a  year  and  a  man  with 
;^i6o  should  pay  nothing  at  all.  Still  more  inequitable 
is  the  income-tax  in  the  way  in  which  it  is  administered. 
In  practice,  every  man  who  is  earning  weekly  wages  for 
manual  work  is  exempt  from  the  tax,  although  his  earnings 
may  largely  exceed  those  of  the  clerk  or  curate  or  struggling 
shopkeeper.  It  would  be  an  insult  to  the  well-to-do  arti- 
sans of  this  country  to  suggest  that  they  are  in  favour  of  the 
maintenance  of  such  an  injustice. 

A  widespread  delusion. — Yet  as  long  as  these  wrongs 
continue  so  long  will  it  be  impossible  to  secure  any  real 
parliamentary  force  in  favour  of  public  economy.  Mem- 
bers of  Parliament  are  dependent  for  their  political  exist- 
ence upon  the  votes  of  the  electorate  that  sends  them  to 
Westminster.  If  the  mass  of  the  electorate  pays  no  direct 
taxes,  and  is  half  unconscious  that  it  is  paying  any  taxes  at 
all,  it  will  remain  indifferent  to  the  need  for  public  economy, 
and  that  indifference  will  be  reflected  in  the  tone  of  the 
House  of  Commons.  Moreover,  our  system,  unfortunately, 
breeds  a  feeling  worse  than  indifference  with  regard  to 
public  expenditure.  There  is  a  widespread  belief,  sedu- 
lously encouraged  by  the  socialists,  that  lavish  public  ex- 
penditure is  a  good   thing   for  the  nation,  provided  only 
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that  taxes  are  confined  to  the  incomes  of  the  rich.  This 
delusion  arises  from  the  persistent  human  habit  of  never 
looking  beyond  the  facts  immediately  visible.  It  is  easy 
enough  to  see  that,  if  a  tax  is  imposed  on  the  incomes  of 
great  landowners,  and  if  the  money  so  obtained  is  spent 
in  paying  wages  to  the  unemployed,  some  of  the  rich  will 
suffer  and  some  of  the  poor  will  gain.  It  is  less  easy  to 
see  that  this  arbitrary  transference  of  wealth  will  im- 
mediately create  a  new  body  of  unemployed,  and  will 
ultimately  tend  to  lower  the  wages  of  the  working  classes. 
The  money  taken  from  the  rich  was  previously  being  spent 
by  them  on  the  satisfaction  of  their  wants.  Possibly  those 
wants  were  luxurious  and  frivolous,  but  the  people  who 
were  employed  in  supplying  those  wants  were  honestly 
doing  the  work  they  were  paid  to  do,  often,  indeed,  with- 
out any  knowledge  of  the  destination  of  that  work.  These 
people  will  be  thrown  out  of  employment.  What  is  the 
nation  going  to  gain  for  the  suffering  inflicted  upon  them? 
If  it  were  going  to  gain  something  of  real  utility — better 
roads,  better  schools,  more  public  parks,  or  even  more 
ironclads,  so  far  as  more  are  needed  to  defend  the  country 
— then  we  might  argue  that  the  gain  to  the  nation  justified 
the  injury  done  to  these  skilled  workmen  by  throwing  them 
on  the  streets.  But  if  there  is  to  be  no  national  gain,  if 
the  money  is  only  to  be  spent  in  useless  work,  invented  as 
an  excuse  for  paying  wages  to  incompetent  workmen,  then 
on  no  moral  ground  can  we  justify  a  procedure  which  will 
deprive  an  efficient  man  of  his  job  in  order  to  make  a  job 
for  an  inefficient  man.  The  effect  of  such  arbitrary  trans- 
ference of  employment  must  be  to  discourage  the  men  who 
have  succeeded  in  obtaining  work  for  themselves  by  their 
own  industry  and  steadiness,  while  giving  encouragement 
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to  those  who  have  been  content  to  lounge  through  Hfe, 
waiting  for  something  to  turn  up.  Thus  the  incentive  to 
strive  for  better  things  is  withdrawn  ;  as  a  necessary  conse- 
quence, national  wealth  is  diminished,  and  the  wage-earning 
class  inevitably  suffers. 

A  constitutional  scandal. — The  importance  of  these  con- 
siderations would  quickly  be  appreciated  if  every  voter  paid 
a  direct  tax  both  for  national  and  municipal  services.  At 
present  our  system  of  local  taxation  suffers  from  evils  as 
serious  as  those  that  affect  our  national  taxes.  In  a  pre- 
vious chapter  it  was  argued  that  ultimately  all  charges  on 
fixed  property  tend  to  fall  upon  the  owners  of  the  soil,  but 
immediately  many  of  these  charges  have  to  be  paid  by  the 
occupier.  The  process  of  readjustment  may  take  so  long, 
and  is  so  obscured  by  other  economic  influences,  that  often 
neither  party  knows  where  the  real  burden  lies.  Thus  the 
community  is  deprived  of  one  of  the  best  of  all  guarantees 
for  good  government — the  taxpayer's  knowledge  of  what  he 
has  to  pay  for  the  governmental  services  that  he  controls. 

This  evil  is  intensified  by  many  incidents  of  our  rating 
system,  and  especially  by  the  mischievous  practice  of  com- 
pounding for  the  rates.  Neither  in  East  End  tenements 
nor  in  West  End  flats  does  the  occupier  ever  know  the 
unpleasant  experience  of  receiving  a  rate  collector's  de- 
mand note.  Yet  such  occupiers  are  constantly  increasing 
in  number,  and  by  their  votes  they  can  impose  on  their 
fellow-citizens  charges  which  may  often  turn  the  scale 
between  success  and  ruin.  So  great  has  this  evil  become 
that  in  some  parts  of  London  more  than  half  the  electors 
pay  no  rates,  while  a  very  large  number  of  the  persons  who 
provide  the  municipal  revenue  are  excluded  from  the 
municipal  franchise.      Our  ancestors  fought  and  died  for 
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the  doctrine  that  taxation  and  representation  should  go 
together,  but  we,  who  have  inherited  the  Uberties  they 
won,  look  on  with  indifference  while  the  very  foundation 
of  those  liberties  is  being  sapped  beneath  our  eyes. 

In  addition  to  this  grave  constitutional  evil  there  is  an 
economic  evil  hardly  less  serious.  As  local  rates  are  now 
assessed,  a  man  who  lays  out  money  in  improving  his 
premises  will  be  promptly  taxed  upon  those  improve- 
ments, even  if  they  are  yielding  him  no  increased  income. 
If  this  were  done  in  Turkey  or  China  we  should  point  to 
the  system  as  proof  of  the  incapacity  of  Oriental  races  to 
grasp  the  elementary  principles  of  progressive  government, 
but  because  it  is  done  here  in  England,  by  the  authority 
of  overseers  of  the  poor  and  assessment  committees,  we 
accept  it  as  part  of  the  eternal  law  of  the  universe. 

One  taxpayer,  one  vote. — What,  then,  is  the  ideal? 
The  ideal  is  a  direct  tax  which  every  voter  would  pay, 
but  which  would  be  graduated  according  to  the  means  of 
the  payer — in  other  words,  a  universal  and  graduated 
income-tax  both  for  municipal  and  for  national  purposes. 
There  are,  of  course,  many  administrative  difficulties  to  be 
surmounted  before  such  a  tax  could  be  introduced,  but 
when  a  clear  principle  can  be  seen  it  is  worth  while  to  take 
pains  to  surmount  difficulties  of  detail.  It  is  impossible 
here  to  discuss  all  the  complexities  involved  in  such  a 
sweeping  reform  of  our  system  of  taxation.  Those  who 
wish  to  see  by  what  varying  methods  the  principle  advocated 
can  be  applied,  may  be  advised  to  read  the  official  reports 
on  the  different  forms  of  income-tax  existing  in  foreign 
countries  and  British  colonies.^ 

Admittedly,  the  cost  of  collecting  a  universal  income-tax 
^  Cd.  2587,  and  rarliamentary  paper  196  of  1905. 
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would  be  serious,  but  that  cost  would  be  met  wholly  or  in 
part  out  of  other  savings  immediately  available.  In  the 
first  place,  since  the  same  system  of  taxation  would  be 
employed  both  for  municipal  and  for  local  purposes,  the 
same  officials  would  collect  both  taxes  on  the  same  demand 
note.  In  the  second  place,  since  it  is  of  the  essence  of  the 
proposal  that  taxation  and  representation  should  once  more 
be  brought  together,  the  payment  of  the  tax  would  auto- 
matically constitute  the  voter's  qualification.  The  whole 
of  the  expense  and  trouble  now  incurred  on  registration 
and  on  fighting  voters'  claims  would  thus  be  saved  to  the 
country.  Incidentally,  this  proposal  would  solve  a  num.ber 
of  vexed  problems  with  regard  to  the  franchise.  The 
moment  the  franchise  is  placed  on  a  tax-paying  basis  it 
becomes  obvious  that  the  sex  of  the  voter  is  a  matter  of 
indifference.  Every  person,  male  or  female,  of  suitable 
age,^  enjoying  a  separate  income  and  paying  a  separate 
tax,  would  have  the  right  to  vote,  and  that  right  would 
be  assured  immediately  the  tax  was  paid,  without  waiting 
for  some  arbitrary  period  of  residential  qualification  to 
elapse. 

Equity  between  rich  and  poor. — With  such  a  tax  as 
above  proposed  it  would  be  possible  at  once  to  get  rid  of 
the  worst  injustices  of  our  present  system  of  taxation.  At 
present  a  labourer  with  a  family  of  four  or  five  children  will 
pay  in  taxes  on  tea  and  sugar  not  less  than  6d.  a  week.  If 
his  wages  are  only  155.  a  week  that  is  the  equivalent  of  an 
income-tax  of  %d.  in  the  ;£.  Such  a  tax  on  such  an  income 
is  obviously  excessive.     A  quarter  of  this  amount  would  be 

^  It  is  open  to  question  whether  the  age  for  civic  majoril^'  might  not 
with  advantage  be  raised  from  twenty-one  to  twenty-five.  As  the 
world  grows  older  her  children  seem  to  grow  younger. 
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an  ample  contribution  to  ask  from  a  man  with  such  narrow 
means.  Relieve  him,  then,  of  three-fourths  of  the  tax  he  is 
now  paying  to  the  national  exchequer,  but,  by  calling  upon 
him  to  pay  the  remaining  fourth  directly,  give  him  the 
proud  consciousness  that  he  is  helping  to  support  the  great 
nation  of  which  he  is  a  member.  With  regard  to  the  gradua- 
tion of  the  income-tax,  it  is  always  alleged  that  the  adminis- 
trative difificulties  in  the  way  are  too  serious  to  be  overcome. 
That  statement  cannot,  however,  be  accepted  without  ex- 
amination. At  present  the  great  majority  of  income-tax 
payers  are  entitled  to  some  rough  kind  of  graduation.  All 
persons  whose  incomes  are  less  than  ;^7oo  a  year  may  claim 
an  abatement  from  the  full  rate  of  the  tax,  and  most  of  them 
do  claim  it.  Up  to  that  point,  therefore,  graduation  actually 
exists.  If  the  limit  of  ;^7oo  were  extended  to  ^^1500,  and 
the  scale  of  graduation  were  itself  made  somewhat  more 
gradual,  nine-tenths  of  the  problem  would  be  solved.  There 
are,  comparatively  speaking,  so  few  incomes  above  ^^1500 
a  year  that  it  would  not  be  worth  while  troubling  to  carry 
the  scale  of  graduation  beyond  that  point.  All  incomes 
above  ;^i5oo  a  year  might,  without  serious  unfairness,  be 
charged  uniformly  at  the  maximum  rate. 

Earned  and  unearned  incomes. — Something  more,  how- 
ever, is  needed  than  better  graduation  of  the  income-tax 
Even  more  important  is  a  diflerentiation  between  earned 
and  unearned  incomes.  Under  present  conditions,  a  man 
who  has  ^600  a  year  derived  from  investments  pays  the 
same  tax  as,  and  no  more  than,  a  man  who  earns  that  amount 
by  his  own  industry  in  a  business  or  a  profession.  It  is 
obvious,  however,  that  the  former  can  afford  to  pay  a  higher 
tax  than  the  latter.  A  man  who  earns  his  income  by  his 
personal  exertions  has  to  make  provision  out  of  it  for  illness 
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and  old  age  and  death.  A  man  who  owns  an  income  from 
investments  is  relieved  from  all  these  charges  upon  it.  His 
income  goes  on  whether  he  is  ill  or  well,  and  survives  after 
his  death  for  the  benefit  of  his  dependants.  It  is,  therefore, 
only  just  that  a  higher  rate  of  tax  should  be  levied  on  un- 
earned than  on  earned  incomes.  This  reform,  it  may  be 
mentioned,  was  attempted  by  Mr  Disraeli  in  his  December 
Budget  in  1852.  He  was  defeated,  however,  on  another 
issue,  and  the  reform  has  not  since  been  seriously  taken  in 
hand  by  any  statesman.  Mr  Gladstone,  however,  in  1853, 
made  a  small  concession  intended  to  partly  meet  the  injustice 
complained  of.  He  provided  that  premiums  paid  for  life 
insurance  should  be  entitled  to  exemption,  provided  that 
they  did  not  exceed  one-sixth  of  the  total  income.  This 
exemption  still  continues,  but  is  obviously  inadequate  to 
redress  the  balance  between  earned  and  unearned  incomes. 
A  perusal  of  Mr  Gladstone's  speech  in  1853  shows  that  his 
main  reason  for  not  proposing  a  more  drastic  remedy  was 
his  belief  that  the  income-tax  was  only  a  temporary  tax.  It 
will  be  remembered  that,  twenty-one  years  later,  he  suggested 
its  complete  abolition. 

Colonial  and  Continental  practice. — In  several  of  our 
own  colonies,  and  in  several  Continental  countries,  the  dis- 
tinction here  advocated  is  already  in  operation. 

In  South  Australia  the  tax  on  incomes  derived  from 
property  is  double  the  tax  on  incomes  derived  from  per- 
sonal exertion.  In  both  cases  the  rate  of  the  tax  increases 
with  the  amount  of  the  income.  Victoria  and  Queensland 
have  practically  the  same  system  as  South  Australia,  with 
small  differences  of  detail. 

In  Prussia  the  principle  of  differentiation  is  secured  to  a 
moderate  extent  by  imposing  a  small  supplementary  tax  on 
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capital,  in  addition  to  the  tax  on  incomes.  Both  taxes  are 
payable  quarterly.  The  income-tax  starts  with  incomes  of 
j£45  a  year,  and  rises  with  rapid  gradations.  For  example, 
a  man  with  ;^5o  a  year  pays  6s.  by  way  of  income-tax;  a 
man  with  ^i^ioo  pays  31^^.  An  abatement  is  made  for 
every  child  under  fourteen  resident  with  its  parents. 

In  Saxony  the  income-tax  starts  with  incomes  of  ^^20  a 
year,  and  is  graduated.  There  is  an  additional  tax  on 
property,  as  in  Prussia,  and  the  same  arrangement  with 
regard  to  children. 

In  Bavaria  a  definite  distinction  is  drawn  between  earned 
and  unearned  incomes.  The  rates  on  the  latter  are  very 
much  higher  than  on  the  former,  the  difference  being  speci- 
ally marked  on  the  smaller  incomes.  In  both  cases  the  tax 
is  graduated,  and  every  person,  however  small  his  income, 
has  to  pay  something.  For  example,  a  person  in  Bavaria 
earning  an  income  of  ^25  a  year  pays  6d.  by  way  of  income- 
tax  ;  a  person  enjoying  an  unearned  income  of  the  same 
amount  pays  12s.  Again,  on  an  earned  income  of  ;;^ioo 
the  tax  is  12s.,  on  an  unearned  income  of  the  same  amount 
it  is  "JOS. 

In  Austria  there  is  a  graduated  income-tax.  starting  with 
incomes  of  ^^50  a  year.  A  rebate  of  ;^2i  is  made  from 
every  income  derived  from  labour,  physical  or  mental.  A 
further  rebate  is  made  for  children  incapable  of  earning 
their  living. 

In  Switzerland  various  forms  of  graduated  income-tax  are 
in  force  in  different  cantons,  and  various  devices  are  em- 
ployed to  place  a  heavier  burden  on  incomes  derived  from 
property  than  on  those  derived  from  personal  exertion. 

In  Holland  there  is  a  graduated  income-tax,  combined 
with   a   graduated   property-tax.      Incomes   derived   from 
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industry  are  taxed  at  about  three-fifths  of  the  rate  of 
incomes  derived  from  property. 

The  above  illustrations  of  what  is  already  done  in  other 
countries  sufficiently  demonstrate  that  it  is  practically 
possible  to  secure  both  the  graduation  and  the  differentia- 
tion of  the  income-tax. 

An  equitable  substitute. — The  accomplishment  of  this 
reform  would  secure  all  that  is  valuable  in  the  programme 
of  the  land-taxers,  but  would  secure  it  by  equitable  means. 
The  land-taxer  points,  with  just  indignation,  to  the  spectacle 
of  the  wealthy  landowner  drawing  an  income,  for  which  he 
does  not  work,  out  of  the  labour  of  others  who  toil  in- 
cessantly ;  and  he  rightly  demands  that  such  a  man  should 
be  taxed  at  a  higher  rate  than  a  man  who  works  for  every 
penny  he  receives.  To  that  proposition  no  exception  can 
be  taken,  but  it  applies  to  the  stockowner  equally  with  the 
landowner.  There  is  no  reason  whatever  why  a  man 
whose  income  is  derived  from  Consols  or  railway  stock  or 
gas  shares  should  be  taxed  at  a  lower  rate  than  a  man 
whose  income  is  derived  from  land.  Both  incomes  are 
drawn  from  the  wealth  that  the  workers  of  the  country — 
manual  and  mental — daily  create;  or,  if  the  phrase  be 
preferred,  both  incomes  represent  a  toll  levied  by  private 
persons  upon  the  industry  of  the  nation.  The  workers 
would  undeniably  be  better  off  if  this  toll  to  the  drones 
ceased  to  exist,  but  surely  in  aiming  at  its  reduction  we 
are  morally  bound  to  try  and  secure  fairness  as  between 
one  drone  and  another.  Even  drones  have  a  claim  to 
justice,  and  it  would  be  monstrously  unjust  to  ruin  a 
minority  of  them  completely,  while  allowing  the  majority 
to  go  scot-free.  Not  only  would  this  be  unjust,  but  it 
would  be  financially  foolish.     It  was  shown  in  a  previous 
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chapter  that  we  might  possibly  secure  some  ^50,000,000 
a  year  for  the  State  by  confiscating  rents.  We  could  secure 
several  hundred  millions  by  confiscating  dividends. 

If,  therefore,  confiscation  were  our  policy,  both  justice  and 
common  sense  demand  that  we  should  confiscate  all  un- 
earned incomes,  and  not  only  those  that  are  derived  from 
the  ownership  of  land.  If,  on  the  other  hand,  our  object 
is  only  to  introduce  a  fairer  system  of  taxation,  then  clearly 
we  ought  not  to  commit  the  unfairness  of  taxing  a  man  who 
has  invested  his  savings  in  land  at  a  higher  rate  than  his 
neighbour  who  has  an  equal  income  from  railway  shares 
or  other  forms  of  investment. 

Proposed  universal  tax. — What  is  here  advocated,  then, 
is  such  a  reform  of  the  income-tax  as  would  secure 

(a)  Universality ,  so  that  every  citizen  having  a  separate 
income  would  pay  something. 

{b)  Graduation^  so  that  the  rich  would  pay  at  a  higher 
rate  than  the  poor. 

{c)  Differentiation,  so  that  incomes  derived  from  per- 
sonal exertion  would  be  taxed  less  than  those 
derived  from  investments. 

We  have  next  to  consider  how  such  a  tax  could  be  applied 
to  local  purposes.  The  objections  brought  against  a  local 
income-tax  are  numerous,  but  two  only  need  here  be  con- 
sidered. It  is  said,  and  with  great  truth,  that  the  un- 
popularity of  the  tax  would  be  greatly  increased  if  people 
were  compelled  to  disclose  their  incomes  to  the  whole 
town,  as  they  would  be  if  individual  incomes  were  made 
the  basis  of  local  taxation.  It  is  also  urged  that  there  is 
a  difficulty  in  deciding  to  what  locality  a  particular  income 
belongs.     A  business  man  has  his  offices  in  London  and 
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his  home  in  Brighton.  Does  his  income  belong  to  London 
or  to  Brighton? 

Applicp.tion  to  local  purposes. — Both  these  objections 
are  doubtless  serious,  but  both  can  be  met  by  the  adoption 
of  the  principle  underlying  the  French  system  of  ce?itimes 
additioneis.  The  method  of  procedure  would  be  somewhat 
as  follows : — 

The  Inland  Revenue  officials,  as  at  present,  would  assess 
all  incomes,  and  collect  all  income-ta.x  payments.  They 
would  continue  to  be  subject  to  strict  rules  as  to  secrecy. 
It  would  be  their  business  to  determine  in  what  proportions 
an  income  earned  in  one  district  and  spent  in  another 
should  be  distributed  between  the  two  districts.  The 
general  principle  would  be  to  follow  the  owner  of  the 
income  to  his  residence,  because  it  is  there  that  his  interest 
in  local  politics  would  generally  be  most  felt.^  In  the  case 
of  companies,  the  Inland  Revenue  Department  would  obtain 
information  as  to  the  place  of  residence  of  each  shareholder, 
and  then  credit  him  with  the  amount  of  the  tax  paid  on 
his  behalf  by  the  secretary  to  the  company.  As  soon  as 
all  the  assessments  for  the  year  were  complete,  and  the 
demand  upon  each  taxpayer  for  his  contribution  to  the 
national  exchequer  was  ready  for  presentation,  the  Inland 
Revenue  Department  would  communicate  with  the  local 
authorities.  The  communication  would  be  to  this  efifect : 
"We  propose  to  collect  from  persons  residing  in  your 
district  income-tax  to  the  amount  of  ;^ioo,ooo  for  national 
purposes.  How  much  money  do  you  want  from  these 
persons  for  local  purposes  ? "     Suppose   the   reply  of  the 

^  Incidentally  it  may  be  remarked  that  the  boundaries  of  nearly  all 
our  municipalities  and  urban  districts  should  be  enlarged  so  as  to  in- 
clude dependent  villages  and  outlying  residences. 
L 
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local  authority  to  be  ^10,000,  the  Inland  Revenue  au- 
thorities would  then  add  10%  to  every  demand  note  which 
they  sent  out  in  that  district,  and  pay  over  the  money  in 
bulk  as  soon  as  they  had  collected  it.  Under  this  system 
there  would  be  no  greater  local  disclosure  of  income  than 
at  present,  yet  every  citizen  would  know  how  much  income- 
tax  he  was  paying  for  natfenal  purposes,  and  how  much  for 
local  purposes.  At  the  back  of  the  demand  note  would 
be  a  summary  statement  of  the  principal  heads  of  national 
and  local  expenditure,  so  that  every  taxpayer  would  obtain 
a  fairly  definite  idea  of  where  his  money  was  going. 

A  local  death  duty  on  fixed  property. — This  system,  it 
must  be  clearly  understood,  would  not  enable  existing  rates 
to  be  altogether  swept  away.  The  purpose  of  introducing 
it  would  be  to  prevent  any  further  rise  in  rates,  and  to 
remove  some  of  the  worst  anomalies  of  the  present  rating 
system.  It  would  provide  that  new  source  of  revenue  for 
which  local  authorities  are  clamouring,  and  it  would  provide 
it  in  the  best  of  all  possible  ways,  by  a  direct  tax  on  each 
individual  elector  in  proportion  to  his  means  of  payment. 
In  most  districts  this  new  local  tax  would  be  a  very  small 
tax,  for  the  bulk  of  the  local  revenue  would  continue  to  be 
provided  by  the  old  rates.^  To  abolish  the  old  rates  alto- 
gether would,  in  the  long  run,  only  enrich  the  owners  of  the 
soil,  but  it  is  most  important  that  their  further  increase 
should  be  stopped.  The  mere  stopping  of  the  increase 
would,  in  the  first  instance,  be  a  great  boon  to  a  large 
number  of  tradesmen  and  manufacturers,  who  find  that 

^  For  the  sake  of  economy  it  is  desirable  that  the  collection  of  rates 
should  be  handed  over  to  the  Inland  Revenue  authorities,  who  would 
collect  the  old  rate  every  quarter  simultaneously  with  the  new  income- 
tax. 
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their  businesses  are  burdened  by  the  ever-growing  charge 
placed  upon  commercial  or  industrial  premises.  If,  how- 
ever, the  argument  in  a  previous  chapter  has  been  followed, 
it  will  be  seen  that  ultimately  the  benefit  of  this  relief  will 
tend  to  pass  to  the  owner  of  the  freehold.  In  other  words, 
though  all  the  community  will  profit  by  the  introduction 
of  an  improved  system  of  local  taxation,  the  landowners 
will  profit  more  than  any  other  section.  It  is,  therefore, 
just  that  they  should  pay  more,  and  the  best  way  of  secur- 
ing this  additional  payment  from  them  is  to  establish  a 
local  death  duty,  to  be  levied  on  fixed,  or  rateable,  property 
only.  By  this  means  the  local  authority  would  gradually 
secure,  with  the  minimum  of  friction,  a  substantial  share 
in  the  value  of  the  fixed  property  within  its  jurisdiction. 

As  a  corollary  to  these  reforms  it  would  be  possible  to 
get  rid  of  the  whole  system  of  grants-in-aid  from  the  national 
exchequer  to  the  local  authorities,  and  also  to  get  rid  of  the 
even  more  pernicious  system  of  assigned  revenues  invented 
by  Mr  Goschen.  A  clear  distinction  would  be  established, 
both  in  our  public  accounts  and  in  the  mind  of  the  private 
taxpayer,  between  national  and  local  expenditure.  The  one 
would  be  completely  controlled  by  Parliament,  the  other 
as  completely  by  the  local  authority,  and  in  each  case  the 
taxpayer  would  know  how  much  he  was  spending,  what  his 
money  was  being  used  for,  and  whom  he  had  to  call  to 
account. 


CHAPTER  IX. 

OVERGROWN    TOWNS, 

In  the  preceding  chapters  we  have  been  solely  concerned 
with  the  revenue  that  flows  from  the  ownership  of  land.  It 
is  now  necessary  to  turn  to  the  other  main  branch  of  our 
subject,  and  consider  what  are  the  social  and  economic  ef- 
fects of  leaving  the  control  of  the  soil  in  private  hands.  And 
the  point  that  specially  needs  consideration  is  the  question 
of  how  far  the  institution  of  private  property  in  land  is 
responsible  for  the  overcrowding  of  large  towns.  Nothing 
is  commoner  than  the  assertion  that  it  is  the  bad  system  of 
land  tenure  in  England  that  drives  the  population  from  the 
country  to  the  town  ;  while  the  advocates  of  land  nationaliz- 
ation explicitly  declare  that  it  is  appropriation  of  the  soil  by 
private  persons  that  is  the  cause  of  all  the  mischief.  Here, 
for  example,  are  the  opening  words  of  a  manifesto  issued  by 
the  English  Land  Restoration  League  ^  : — 

"  Whereas  ....  the  appropriation  to  the  few  of  the  land 

on  which  and  from  which  the  people  of  England  must  live 

is  an  efficient  cause  of  dulness  of  trade,  lowness  of  wages, 

the  idleness  of  men  who  should  be  at  work,  the  forcing 

of  women  and  children  to  unnatural  toil,  t/ie  depopulation 

1  Now  called  English  League  for  Taxation  of  Land  Values. 
Offices  :— 376  Slranj,  W.C. 
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of  agricultural  districts,  the  crowding  of  city  sIu?hs,  the 
sapping  of  national  strength  by  forced  emigration  .... 
therefore,  &c." 

Again,  Dr.  Alfred  Russel  Wallace,  speaking  as  president 
of  the  Land  Nationalization  Society  on  June  i8th,  1891, 
prophesies  as  a  result  of  land  nationalization,  that  "  a  large 
proportion  of  the  millions  who  have  migrated  during  the 
last  twenty  years  to  the  great  towns,  driven  away  for  the 
most  part  by  the  existing  la?id  monopoly,^'  would  return  to 
their  native  villages.^ 

The  believers  in  big  towns.  —  Before  beginning  to 
examine  whether  the  remedies  proposed  by  these  two 
societies  would  effect  the  particular  objects  they  have  in 
view,  let  us  be  precise  as  to  the  nature  of  the  evil  com- 
plained of.  Both  societies  complain  of  the  depopulation 
of  the  country  and  the  congestion  of  large  towns,  and 
assume,  as  a  matter  of  course,  that  these  things  are  in 
themselves  an  evil.  To  the  present  writer  the  assumption 
seems  a  fair  one ;  but  there  are  many  persons  who  regard 
the  continued  growth  of  large  towns  with  perfect  compla- 
cency. Town  life,  they  urge,  is  fuller,  more  intellectual, 
more  progressive  than  country  life,  and  it  is  an  advantage 
to  the  nation  that  as  many  people  as  possible  should  enjoy 
this  more  brilliant  existence ;  for  country  life  is  dull, 
and  impresses  its  dulness  on  the  characters  of  country 
people  ;  the  *'  son  of  the  soil "  is  as  heavy  as  the  clods  he 
treads,  incapable  of  new  ideas,  doggedly  obstinate  to  pre- 
serve antiquated  practices.  But  even  if  we  assume  that  this 
comparison  is  strictly  accurate,  it  does  not  follow  that  all 
the   advantages  are  on  the   side  of  the  townsman.      The 

*  See  Rep07-t  of  the  Land  Nationalization  Society  (1S90  91),  p.  21. 
Oflices  :— 432  Strand,  W.C. 
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Londoner's  contempt  for  the  slowness  of  country  folk  is 
reciprocated  by  the  true  countryman's  scorn  of  the  "  chat- 
tering Londoner."  Such  mutual  recrimination  of  course 
proves  nothing,  and  it  is  only  when  we  pass  from  moral  to 
physical  qualities  that  we  get  on  to  really  solid  ground. 

The  relative  mortality  in.  town  and  country. — And 
here  there  is  no  room  for  doubt  that  the  balance  is  on  the 
side  of  country  life.  In  spite  of  the  greater  wealth  of  the 
urban  population,  bringing  to  the  average  townsman  better 
food,  better  clothing,  better  lodging  than  the  average 
countryman  can  afford,  the  mortality  of  large  towns  is,  with 
rare  exceptions,  largely  in  excess  of  the  general  mortality 
of  the  country.  According  to  the  Registrar-General's 
report  for  the  year  1903,  the  average  death-rate  during 
the  five  years  1898  to  1902  was  i9'2  per  1000  in 
urban  districts,  and  only  I4"3  in  rural  districts.  During 
the  year  1903  this  average  was  greatly  reduced  in  both 
divisions.  In  urban  districts  the  mortality  fell  to  16-996, 
and  in  rural  districts  to  12  "884.  The  ratio  of  urban  to  rural 
mortality  in  1903  was  in  the  proportion  of  1319  to  1000.^ 
In  Scotland  five  groups  of  registration  districts  are  recog- 
nized, and  the  figures  of  mortality  for  1903  are  as  follows :  ^ 

Principal  town  districts  ...  ...  ...  177  per  1000 

Large  town  districts  ...  ...  ...  i6"6  ,, 

Small  town  districts  ...  ...  ...  157  ,, 

Mainland  rural  districts  ...  ...  ...  15-2  ,, 

Insular  rural  districts  ...  ...  ...  i6'0  ,, 

As  particular  examples  of  the  contrast  between  urban 
and  rural  mortality,  the  following  are  instructive : — 

Towns  Couiities 


Glasgow 
Greenock 
Dundee 

21-2 

199 

191 

Orkney 

Shetland 

Kincardine 

...     II-3 
...     II-4 
...      I2-0 

Cd.  2197. 

2  Cd.  2794. 
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In  Ireland  no  general  comparison  is  worked  out  between 
urban  and  rural  rates  of  mortality,  but  the  following  con- 
trasts show  that  in  Ireland,  as  elsewhere  in  the  United 
Kingdom,  towns  are  destructive  of  human  life.  The  figures 
are  for  the  year  1904  :  ^ — 


Dublin 

...     26-0 

Kerry... 

•••     137 

Belfast 

...      21-2 

Mayo 

-     13*9 

Wexford 

...     20-3 

Leitrim 

...     14-3 

Armagh          .-. 

...     20 -0 

Clare   

...     14-4 

Death-rates  in  France. — Passing  to  France  we  find  the 
same  phenomenon.  In  the  period  from  1861  to  1865  the 
average  mortality  of  the  urban  population  in  France  was 
26"i  per  1000,  of  the  rural  population  21-5  per  1000; 
in  the  period  from  1878  to  1882  the  corresponding  figures 
were  24*3  and  20*9.^  It  will  be  noticed  that  the  difference 
between  the  two  rates  is  slightly  less  in  the  second  period. 
This  decrease  is  probably  due  both  to  improved  sanitation  of 
large  towns,  and  to  the  inclusion  as  "urban"  of  many  sub- 
urban districts  with  their  relatively  healthy  populations.  Just 
as  the  death-rate  of  London  is  lowered  by  its  rim  of  sub- 
urbs inhabitated  by  prosperous,  well-fed  people. 

The  drain  of  young  blood  from  the  country.— Nor  do 
the  figures  we  have  just  given,  showing  the  heavier  mortality 
of  urban  districts  in  England,  in  Scotland,  in  Ireland,  and  in 
France,  disclose  the  whole  of  the  truth.  Everywhere  the 
population  of  large  towns  is  recruited  by  young  men  and 
women  attracted  by  the  gaiety  of  town  life,  or  by  the  prospect 
of  better  wages.  On  the  other  hand,  at  the  end  of  life, 
people  begin  to  grow  weary  of  the  perpetual  strain  of  town 
work  and  town  amusement,  and  there  is  an  ebb  of  population 
*  Cd.  2673.  ^  La  Population  Frati^aise,  vol.  ii.  p.  155. 
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back  to  the  country.  Those  who  have  secured  a  competency 
retire  to  enjoy  themselves  in  the  simpler  pleasures  of  country 
life,  till  death  comes.  While  lower  down  in  the  social  scale 
some  working-men,  for  example,  railway  porters  and  signal- 
men, when  their  strength  or  skill  begins  to  fail,  drift  back  to 
the  less  exacting  work  and  narrower  wage  of  the  country.^ 
The  consequence  is  that  the  population  of  large  towns  con- 
tains more  than  a  fair  proportion  of  active  adults,  of  an  age 
when  death  is  least  to  be  feared.  If,  therefore,  the  conditions 
of  town  life  were  as  healthy  as  those  of  country  life,  the 
mortality  of  towns  ought  to  be  not  higher,  but  considerably 
lower  than  the  general  average  for  the  whole  country.  Or, 
to  state  the  same  proposition  in  other  words,  if  we  wish  to 
get  an  accurate  comparison  between  the  rates  of  mortality 
in  town  and  country,  we  ought  to  take  account  of  age  as 
well  as  of  numbers.  This  comparison  has  been  made 
by  M.  Levasseur^  for  Paris  and  France  in  the  following 
table : — 

Deaths  per  looo  persons  living  of  the  same  age. 


Ages. 

Paris. 

France. 

I  to  5  years 
15  to  20    „ 
30  to  40    ,, 
60  to  70    „ 

58-2 
9-1 
13-6 

51-2 

28 -o 

60 

lo-o 
41 -o 

^  Mr.  II.  LI.  Smith,  in  his  articles  on  the  influx  of  population  into 
London,  gives  some  useful  statistics  of  the  ages  at  which  country  people 
leave  their  homes  to  seek  situations  in  London.  Summarizing  his 
figures,  he  finds  that  80  per  cent,  of  these  immigrants  are  betiveen  the 
ages  of  15  and  25.  See  Charles  Booth's  book  on  Labour  and  Life 
in  London,  vols,  i.,  ii. 

'  La  Population  Fran^aise,  vol,  ii.  p.  402. 
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Thus  at  each  of  the  ages  taken,  the  death-rate  for  Paris 
is  far  higher  than  the  rate  for  France  as  a  whole.  And 
France,  it  must  be  remembered,  includes  Paris  and  many 
other  towns  equally  unhealthy.  If  these  were  excluded  so 
as  to  compare  the  mortality  at  specified  ages  in  Paris,  and 
at  the  same  ages  in  rural  France,  the  discrepancy  would  be 
still  more  glaring. 

Figures  for  Germany  and  Sweden.—  In  Germany  again 
town  life  is  as  deadly  as  in  England  and  France.  The  mean 
rate  for  five  principal  cities  of  Prussia  was  from  1867-71, 
37'4  per  1000;  from  1872-75,  40"6  per  1000.  But 
during  sixty  years  the  mean  rate  for  the  whole  of  Prussia 
was  only  290  per  1000 ;  being  30"!  for  the  urban 
population,  and  28*4  for  the  rural  population.^  For  Sweden 
the  same  proposition  that  country  life  is  healthier  than 
town  life  is  proved  by  an  abundance  of  statistics  similar  to 
those  just  quoted.  Another  aspect  of  the  same  thing  is 
shown  by  the  following  table  giving  the  average  age  at  death 
in  town  and  country  : — 


Sweden,  1871-75. 

Average  age  at  death  in  years. 

Men. 

Women. 

Urban 
Rural 
General 

25-8 
34-2 
32-6 

31-3 

3S-4 
37-3 

Miilhall,  Dicticnary  of  Stalislics, 
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In  other  words,  a  Swedish  countryman  may  expect  to  live 
eight  years  longer  than  a  Swedish  townsman,  and  a  country- 
woman seven  years  longer  than  a  townswoman. 

Lowered  physique  of  the  townsman. — It  is  unnecessary 
to  insist  further  on  this  point.  Wherever  the  statistics  have 
been  worked  out,  the  same  fact  is  found,  that  the  inhabitants 
of  towns  everywhere  die  off  more  rapidly  than  the  inhabit- 
ants of  the  country.  And  this  inability  to  resist  death  un- 
doubtedly arises  not  merely  from  the  greater  facilities  in 
towns  for  the  spread  of  contagious  diseases,  but  also  from  a 
general  lowering  of  the  townsman's  physique.  The  point 
is  an  important  one,  and  it  is  abundantly  proved  by  inci- 
dental evidence.  The  question  of  the  migration  of  country 
people  into  towns  has  long  occupied  public  attention.  Mr. 
H.  LI.  Smith,  in  the  articles  already  referred  to,  shows 
conclusively  that  the  movement  is  mainly  an  economic  one. 
The  countryman  comes  up  to  London  to  get  better  wages, 
and  he  comes  as  a  rule  not  on  the  chance  but  with  the 
certainty  of  finding  employment,  which  luill  be  offered  to 
him  rather  than  to  a  Londoner.  There  is  much  town  work, 
says  Mr.  Smith,  that  town-bred  people  are  unable  to  do, 
and  hence  the  countryman  is  called  in.  The  country  im- 
migrant does  not  therefore  drift,  as  used  to  be  supposed, 
into  the  ranks  of  the  unemployed  ;  he  goes  straight  to  a 
situation  that  has  been  offered  to  him,  driving  out  the 
inefficient  townsman.  The  "  unemployed  "  are  "  the  sedi- 
ment deposited  at  the  bottom  of  the  scale  as  the  physique 
and  power  of  application  of  a  town  population  tend  to 
deteriorate." 

If  further  proof  is  needed  of  the  diminished  vitality  that 
results  from  town  life,  we  may  point  to  the  every-day  advice 
that  doctors  give  to  their  patients  to  go  into  the  country  to 
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recruit,  and  to  the  fact  that  many  of  the  large  hospitals  ha^•e 
now  established  country  homes  for  convalescents.  In  every 
way  the  proposition  that  human  physique  deteriorates  in 
large  towns  is  so  well  established  that  only  a  love  of 
paradox  can  suggest  a  doubt  on  the  point. 

Physical  disadvantages  of  town  life  irremovable. — 
Nor  is  there  any  solid  reason  for  hoping  that  we  shall  ever 
be  able  to  make  our  Londons,  or  even  our  Birminghams,  as 
healthy  as  the  open  country.  We  may  improve  our  sewers, 
and  consume  our  smoke,  and  wash  our  streets  ;  but  we  shall 
never  be  able  to  make  up  for  the  want  of  space  and  country  air. 
To  some  extent,  of  course,  the  establishment  of  large  parks 
and  open  spaces  does  mitigate  the  evils  of  crowded  towns ; 
it  gives  us  places  where  we  can  breathe  freely  and  move  freely 
without  fear  of  inhaling  disease  or  of  jostling  our  neighbours. 
But  so  far  as  public  parks  are  large  enough  to  form  at  all  effec- 
tive lungs,  they  take  away  from  the  essential  advantage  of  town 
life,  namely,  the  concentration  of  a  number  of  persons  on 
a  small  spot.  On  the  other  hand,  the  physical  advantages 
of  the  country  are  capable  of  immense  improvement.  At 
present  the  inhabitants  of  many  English  villages  have  the 
poorest  of  food,  tainted  water,  and  no  milk,  and  but  for  the 
pure  air  they  breathe  their  death-rate  would  be  enormous. 
The  removal  of  these  causes  of  death  and  disease  in  the 
country  districts  would  add  far  more  to  the  vitality  of  the 
nation  than  any  number  of  millions  devoted  to  the  purchase 
of  parks  for  crowded  towns. 

Intellectual  advantages  of  large  towns,  —  We  have 
gone  at  some  detail  into  this  question  of  the  physical  dis- 
advantages of  large  towns  in  order  to  reinforce,  by  statistical 
proof,  the  tacit  assumption  of  land  nationali/ers  and  other 
reformers,    that    large   towns   are   an    evil.      And   to    the 


172  LAND    NATIONALIZATION. 

question  of  health  may  be  added  the  question  of  crime  ;  for 
it  is  indisputable  that  large  towns  are  a  breeding  ground  of 
criminals.  In  France,  for  example,  the  criminality  of  the 
urban  population  appears  to  be  just  double  that  of  the  rural 
districts.^  That  there  are  some  compensating  advantages  in 
moderately  large  towns  cannot  for  a  moment  be  denied.  The 
friction  of  mind  against  mind  that  always  takes  place  where 
masses  of  people  are  living  within  hail  of  one  another, 
is  perhaps  the  greatest  cause  of  the  social  advancement 
of  the  human  race.  But  it  may  be  suggested  that  this 
advantage  could  be  obtained  at  a  much  smaller  cost  to 
individual  health  and  vitality.  At  least  two-fifths  of  the 
area  of  London  is  covered  by  squalid  tenements  whose 
occupants,  it  may  safely  be  asserted,  add  nothing  to  London's 
intellectual  life.  They  are  for  the  most  part  engaged  in 
occupations  that  might  equally  well  be  performed  a  hundred 
miles  away.  It  is  not  the  mere  size  of  a  town  that  creates 
intellectual  vigour.  Probably  in  the  whole  history  of  the 
world,  no  city  has  ever  contributed  so  much  to  the  intel- 
lectual progress  of  the  race  as  ancient  Athens.  Yet  it  is 
extremely  unlikely  that  the  population  of  Athens  at  any 
time  exceeded  one-t^ventieth  of  the  present  population  of 
London.  Or,  to  confine  our  comparison  to  modern  cities, 
Paris  has  but  half  the  population  of  London,  Edinburgh 
half  that  of  Glasgow,  yet  no  one  will  contend  that  the  larger 
town  in  each  case  is  notoriously  the  more  intellectual. 
Admitting  then  to  the  full  the  intellectual  gain  to  the  race 
that  comes  from  the  existence  of  large  towns,  there  is  still 
nothing  to  justify  such  enormous  and  increasing  aggregations 

'  In  1884-86  out  of  each  ioo,ckX)  persons  living  in  rural  districts  eight 
were  charged  with  crimes ;  out  of  the  same  town  population  sixteen 
were  charged.     See  La  Population  frattfaise,  vol.  ii.  p.  456. 
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of  people  as  are  to  be  found  in  modern  towns.  This  being 
taken  as  proved,  we  have  now  to  examine  how  far  the 
abnormal  development  of  the  modern  town  is  due,  as  both 
schools  of  English  land  nationalizers  declare,  to  the  existence 
of  private  property  in  land. 

Mr.  George's  remedy  would  aggravate  the  evil. — 
Let  us  deal  first  of  all  witli  Mr.  George.  Would  his  famous 
remedy  prevent  the  depopulation  of  the  country  and  the 
overcrowding  of  towns  ?  Without  the  least  hesitation  it 
may  be  answered  that  it  would  not.  All  that  Mr.  George 
proposes  is  to  tax  land  up  to  the  full  extent  of  its  un- 
improved value ;  he  does  not  propose  to  dispossess  the 
present  proprietors,  or  in  any  way  to  interfere  with  the 
tenure  of  land.  The  private  proprietor  would  still  be  able 
to  attach  such  conditions  to  the  letting  of  his  land  as  he 
chose,  and  would  still  be  able  to  absorb,  where  the  law 
allowed  it,  the  fruits  of  his  tenant's  labour  and  enterprise. 
The  only  difference  would  be,  that  he  would  have  to  pay 
over  a  considerable  part  of  his  present  income  to  the  State, 
and  on  that  account  the  probability  is  that  he  would  be  a 
harder  landlord  than  before.  The  wealthy  landlord  who 
can  afford  to  be  generous  is  nearly  always  the  most  lenient. 
So  far  then  as  agricultural  holdings  are  concerned,  Mr. 
George's  scheme  would  rather  aggravate  the  evils  of  the 
present  system. 

It  may  be  argued,  on  the  other  hand,  that  the  heavy  tax 
on  land  would  cause  owners  who  now  keep  land  for  their 
own  enjoyment,  or  in  the  hope  of  securing  a  rise  in  its 
value,  to  sell  or  let  it  for  the  purpose  for  which  it  was  best 
adapted.  Very  likely.  But  this  would  not  prevent  the 
depopulation  of  the  country.  On  the  contrary,  it  would 
rather  increase  it.     For,  in  England  at  any  rate,  almost  the 
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only  instance  where  land  is  held  back  for  a  rise,  is  in  the 
neighbourhood  of  large  towns.  If  the  owners  of  such  land 
were  forced  to  sell,  the  general  effect  would  be  a  slight 
lowering  of  urban  rents;  but  this  instead  of  emptying  the 
large  towns  would  help  to  swell  them.  Nor  would  Mr. 
George's  plan  prevent  the  conversion  of  Highland  pastures 
into  deer  forests ;  for  the  capitalists,  to  whom  he  is  so  tender, 
are  always  willing  to  pay  a  higher  rent  for  sporting  ground 
than  the  farmer  will  pay  for  a  sheep  run. 

More  apparently  hopeful  is  the  idea  of  creating,  by  means 
of  State  intervention,  a  system  of  small  farms  held  on  such 
secure  terms  that  the  tenants  will  be  in  practically  as  good 
a  position  as  occupying  owners.  Here  again,  however, 
experience  destroys  hope.  The  system  of  small  holdings  is 
in  operation  in  France,  in  Germany,  and  in  Belgium,  and 
nowhere  has  it  had  the  effect  anticipated.  Everywhere,  in 
fact,  throughout  the  civilized  world  the  townward  tendency 
of  the  population  is  as  well  marked  as  in  Great  Britain. 

The  growth  of  towns  a  world-wide  phenomenon. — 
In  1846  the  urban  population  of  France  was  only  25'5 
per  cent,  of  the  total;  in  1886  it  was  35-9  per  cent.;* 
in  1896  it  was  39-0,  and  in  1901  it  had  risen  to  40"9.2 
The  actual  figures  for  1896  and  1901  are  worth  giving: 


Population  of  France. 


Years. 

Uiban. 

Rural. 

1896 
I9OI 

15,025,812 
15.957.190 

23,491,520 
23,004,755 

+  931.378 

-486,765 

^  La  Population  Franchise,  vol. 
'^Statesman's  Year-Book. 


P-  338. 
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Yet  nearly  half  the  soil  of  France  is  owned  by  peasant 
cultivators.  In  Germany  again,  where  small  proprietors 
cultivating  their  own  land  are  extremely  numerous,  the 
towns  are  continually  growing  out  of  proportion  to  the 
growth  of  the  country.  The  urban  population  of  the 
German  Empire  in  187 1  was  36"i  percent,  of  the  total; 
in  1885  it  was  41 'S  per  cent.  Even  more  instructive 
is  the  following  table,  showing  the  growth  of  the  town 
population  between  1890  and  1900: — 


German  Empire. 

1890. 

.895. 

1900. 

Towns  over  locsooo  inhabitants  . 

Towns  between  20,000  and  100,000 
inhabitants        .... 

Towns  between  5000  and  20,000 
inhabitants        .... 

Towns  between  2000  and  5000  in- 
habitants.        .... 

All  other  places  .... 

per  cent. 
I2-I 

9-8 
13-1 

I2-0 

53 -o 

per  cent. 
13-9 

107 

13-6 

I2-0 

49 -S 

per  cent. 

i6-2 

12-6 

13-5 

121 

45-6 

100 -o 

loo-o 

loo-o 

Nor  is  it  only  in  the  crowded  countries  of  the  old  world 
that  the  towns  outstrip  the  rural  districts  in  rapidity  of 
growth.  Both  in  Canada  and  in  the  United  States  the 
urban  population  is  increasing  far  more  rapidly  than  the 
rural  population.  In  the  Australian  colonies  the  tendency 
townwards  is  even  more  remarkable.  In  the  colony  of 
New  South  Wales  the  city  of  Sydney  alone  now  includes 
more  than  a  third  of  the  population  of  the  whole  colony 
with  its  immense  area  of  yet  uncultivated  land  ;  while 
the  city  of  Melbourne  with  its  suburbs  holds  two-fifths 
of  the  inhabitants  of  Victoria.^ 

In  the  face  of  such  a  universal  tendency  as  the  above 
*  Census  of  the  Empire,  1901.     Cd.  2660. 
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figures  show,  it  is  childish  to  talk  as  if  the  overcrowding 
of  London  and  Birmingham  and  Liverpool  could  be 
completely  explained  by  defects  in  the  English  system 
of  land  tenure.  In  order  to  explain  the  phenomenon 
we  must  clearly  find  some  cause  of  equally  world-wide 
application. 

The  popular  explanation. — The  cause  most  frequently 
assigned  is  the  preference  that  modern  men  and  women  are 
alleged  to  feel  for  town-life.  Possibly  this  preference  does 
really  exist ;  possibly  if  the  inhabitants  of  the  civilized  world 
were  polled,  an  enormous  majority  would  declare  that  they 
preferred  the  brightness  of  the  town  to  the  dulness  of  the 
country.  But  neither  the  assumption,  nor  the  proof,  of  this 
preference  in  the  least  explains  the  phenomenal  growth  of 
large  towns ;  for  unfortunately  there  are  very  few  people 
in  the  world  who  are  at  liberty  to  indulge  such  preferences. 
Men  and  women  who  have  to  earn  their  bread  must  go 
where  work  is  to  be  found  whether  they  like  it  or  not.  It  is 
only  the  favoured  few  whose  incomes  are  secured  without 
any  exertion  of  their  own  who  are  free  to  live  where  they 
choose.  The  real  explanation,  then,  of  the  universal  growth 
of  large  towns  must  be  economic.  If  this  proposition  be 
accepted,  the  search  for  a  general  cause  becomes  com- 
paratively simple. 

The  increased  efficiency  of  labour  applied  to  the 
land. — The  great  economic  feature  of  the  last  century 
has  been  the  improvement  of  the  implements  and  methods 
of  industry.  It  is  in  the  department  of  manufacture  that 
these  improvements  are  most  easily  noticeable,  but  they  are 
not  less  important  in  agriculture.  The  typical  implement 
of  agriculture,  the  plough,  has  been  immensely  improved 
by  the  mechanical  progress  of  the  century.     The  modern 
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plough  is  lighter  to  draw,  more  efficient  in  its  work,  and 
cheaper  to  buy  than  the  plough  of  fifty  or  even  thirty  years 
ago.  A  similar  improvement  in  quality  and  a  similar  reduc- 
tion in  price  has  been  effected  in  nearly  every  implement 
that  the  farmer  or  his  labourer  uses.  Still  more  important 
is  the  cheapening  of  the  means  of  conveyance  of  heavy 
goods.  In  the  first  place,  this  allows  farmers  to  spread  on 
their  fields  fertilizers  brought  from  the  other  end  of  the 
world.  Secondly,  it  allows  each  soil  and  each  climate  to  be 
devoted  to  the  crop  which  suits  it  best.  The  rich  pastures 
of  England  are  able  to  grow  beef  or  milk,  while  the  wide 
prairies  of  America  with  their  hot  sun  are  producing  wheat. 
The  result  of  these  various  causes  is,  that  the  food  of  the 
world  is  now  produced  at  far  less  cost  of  human  labour 
than  at  any  previous  period. 

The  demand  for  food  limited ;  for  manufactures  un- 
limited.— It  is  true  that  the  same  economy  of  human 
force,  it  may  be  even  a  greater  economy,  has  been 
effected  in  the  production  of  nearly  every  manufactured 
article. 

We  have  to  consider,  however,  not  only  the  pos- 
sibilities of  production  but  the  capacity  for  consumption. 
The  human  stomach  is  limited  in  size,  and  as  soon  as  it  is 
fairly  well  filled  its  owner  craves  for  something  besides  food. 
These  other  cravings  have  no  limit.  They  are  as  expansive 
as  man's  imagination.  As  soon  as  one  desire  is  satisfied 
another  arises  ;  and  whenever  in  the  process  of  mechanical 
improvement  the  cost  of  one  manufactured  article  is  lowered, 
the  money  saved  by  the  consumer  is  devoted  to  some  new 
gratification,  and  that  in  turn  requires  some  new  manufacture. 
The  consequence  is  that  the  labourers,  who  are  no  longer 
needed  to  produce  the  world's  food,  are  summoned  to  the 
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towns   to   minister  to  the   endlessly  expansive  wants  and 
whims  of  the  human  race. 

Remove  town  industries  to  country  districts. — The 
true  explanation  then  of  the  universal  townward  drifting 
of  the  population  of  the  world  is  the  greater  etificiency 
of  human  labour  applied  to  the  production  of  food.  This 
is  obviously  not  a  cause  which  we  should  care  to  remove 
even  if  we  could.  It  may,  however,  be  possible,  when 
the  cause  is  clearly  understood,  to  obviate  its  effects. 
When  once  we  are  agreed  that  the  business  of  food 
production  must  occupy  an  increasingly  small  portion  of 
the  energies  of  the  race,  it  becomes  clear  that  the  only  way 
to  prevent  the  growth  of  large  towns  is  to  take  manufactures 
into  the  country.  So  far  very  little  indeed  has  been  done 
in  this  direction.  On  the  contrary,  the  evil  of  large  towns 
every  year  becomes  greater,  not  in  England  alone,  but  in  all 
countries  possessing  an  appreciable  manufacturing  industry. 
The  latest  figures  in  regard  to  Germany  show  that,  according 
to  the  census  taken  on  ist  December  1905,  there  were 
then  in  the  German  Empire  thirty-four  cities  with  over 
100,000  inhabitants  each.  Thirty  years  previously  the 
number  was  only  12.  In  the  last  five  years  alone  the 
population  of  Hamburg  has  increased  from  706,000  to 
872,000,  and  the  population  of  Berlin  from  1,889,000  to 
2,034,000.^  To  see  what  urban  congestion  means  in  the 
United  States  it  is  profitable  to  consult  the  report  of  the 
Tenement  House  Department  of  the  City  of  New  York. 
Among  the  many  ghastly  facts  recorded  it  is  sufficient  to 
mention  that  Greater  New  York  contains  no  fewer  than 
350,000  rooms  without  any  daylight  whatsoever.^ 

'See  Times,  14th  and  I5lh  Dec.  1905. 

*See  Charily  Organization  Review  lor  Feb.  1906. 
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We  are,  however,  mostly  concerned  with  our  own 
country,  and  it  may  safely  be  laid  down  that  most  of  our 
staple  industries  could  be  carried  on  in  comparatively 
small  manufacturing  centres.  A  dispersion  of  manufactures 
throughout  the  country  is  therefore  within  the  limits  of 
economic  possibility;  the  only  thing  needful  is  a  national 
determination  to  bring  it  about.  Probably  an  improvement 
in  our  land  laws  would  facilitate  the  process,  but  it  would 
not  of  itself  start  the  movement,  much  less  secure  the  end. 
If  we  wish  to  accomplish  such  a  huge  transformation  of  the 
face  of  the  country,  we  must  deliberately  turn  the  whole  of 
our  national  policy  in  that  direction. 

Government  encourages  large  towns.  —  At  present, 
unfortunately,  our  policy  is  rather  the  other  way.  Con- 
sciously or  unconsciously,  the  different  governing  bodies 
in  the  country  are  constantly  stimulating  the  increase  of 
large  towns.  Let  us  take  first  of  all  the  case  of  London, 
the  largest  city  in  the  world.  There  are  undoubtedly  many 
economic  reasons  for  London's  enormous  size — its  splen- 
did commercial  situation,  the  banking  business  of  the  world 
that  it  has  been  able  to  secure,  and  its  long  tradition 
as  a  manufacturing  centre.  In  addition,  London  is  the 
capital  of  the  kingdom  and  of  the  empire.  As  such,  it 
becomes  the  seat  of  fashion,  and  wealthy  persons  flock  into 
it,  followed  by  crowds  of  more  or  less  remote  dependants. 
So  much  cannot  be  prevented.  But  the  inevitable  drift 
towards  the  capital  is  further  encouraged  by  a  needless 
centralization  of  government  institutions. 

The  Law  Courts. — The  best  illustration  of  this  central- 
ization is  to  be  found  in  the  law  courts.  With  the  exception 
of  such  special  courts  as  the  Court  of  Chancery  for  the 
county  palatine  of  Lancaster,  and  with  the  exception  of  the 
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intermittent  jurisdiction  of  the  assize  courts,  the  only  local 
tribunals  for  civil  cases  are  the  County  Courts,  whose  juris- 
diction is  strictly  limited.  Consequently,  all  the  most 
important  legal  business  of  England  and  Wales  is  sent  up  to 
London  for  trial.  This  means,  in  the  first  place,  an  appre- 
ciable increase  in  the  number  of  well-to-do  persons — judges, 
barristers,  solicitors  and  their  clerks— living  in  London; 
and,  secondly,  an  increase  of  custom  to  London  trades- 
men and  hotel  keepers,  from  the  constant  influx  of  witnesses, 
country  solicitors,  &c.,  who  spend  in  London  money  earned 
in  the  country.  This  concentration  of  all  the  legal  business 
of  the  country  at  one  centre  is  entirely  peculiar  to  England,^ 
and  it  is  hard  to  find  any  solid  defence  for  it. 

The  General  Post-Office.— Another  illustration  of  needless 
centralization  is  furnished  by  the  post-office.  A  sub-post- 
master selling  stamps  in  a  back  street  of  Birmingham  or 
Belfast  is  not  allowed  to  account  for  his  sales  to  the  head 
postmaster  of  the  town  where  he  lives ;  he  nmst  every  day 
send  up  to  London  the  record  of  his  receipts  and  outgoings, 
and  must  periodically  transmit  by  rail  the  cash  surplus  he 
may  have  accumulated.  The  Post-Office  Savings  Bank  is 
worked  on  a  similar  plan.  If  a  Highland  shepherd  or  a 
Jersey  farmer  wants  to  withdraw  5^^.  from  his  account  at 
the  local  post-office,  he  must  apply  to  London  for  authority 
to  do  so,  and  he  will  not  be  able  to  touch  his  money  till 
the  warrant  arrives.  In  many  ways  this  excessive  central- 
ization is  both  inconvenient  and  costly.      So  far  as  our 

^  As  a  minor  illustration  of  the  way  in  which  London  is  favoured  at 
the  expense  of  the  rest  of  the  country,  it  may  be  mentioned  that  a  large 
part  of  the  cost  of  the  London  police  courts,  and  of  the  metropolitan 
police,  and  the  whole  cost  of  maintaining  several  London  parks  and 
several  London  streets  is  borne  by  the  National  Exchequer. 
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present  subject  is  concerned  it  has  the  special  disadvantage 
of  drawing  a  large  number  of  young  men  and  women  from 
the  country  and  provincial  towns  to  London,  to  serve  as 
clerks  in  the  different  departments  of  the  General  Post- 
Office. 

Cheap  trains  for  workmen. — This  disadvantage,  however, 
representing  the  addition  of  perhaps  two  or  three  thousand 
persons  to  the  salaried  population  of  London,  is  a  small 
matter  compared  with  the  direct  encouragement  to  the 
establishment  of  industries  in  London  that  Parliament 
creates  by  forcing  the  railway  companies  to  run  cheap  work- 
men's trains  in  and  out  of  the  metropolis.  The  low  fares 
charged  on  these  trains  enable  the  workmen  who  use  them 
to  accept  lower  wages,  and  this  fact  in  turn  enables 
manufacturers  to  carry  on  industries  in  London  which 
otherwise  they  would  be  compelled  to  move  into  the 
country.  The  loss,  or  relative  loss,  on  the  workmen's  trains 
falls  upon  the  revenues  of  the  railway  companies.  It  must 
be  made  good  either  by  charging  increased  rates  or  fares 
upon  some  other  portion  of  the  business  carried  on  by  the 
railways,  or  it  must  be  deducted  from  the  dividends  of  the 
shareholders.  In  either  case  persons  whose  interests  may 
be  totally  disconnected  with  London  are  taxed  in  order 
artificially  to  maintain  certain  industries  in  London. 

Railway  neglect  of  the  country. — While  London  in- 
dustries are  thus  unfairly  subsidized,  the  interests  of  rural 
districts  are  grossly  neglected.  In  the  South  of  England 
railway  directors  apparently  devote  the  whole  of  their 
attention  to  the  service  of  London  ;  villages  and  small 
country  towns  are  left  to  take  care  of  themselves.  Not 
only  are  the  trains  slow  on  cross-country  lines,  but  they 
are  often  so  clumsily  timed  that  passengers  are  compelled 
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to  waste  in  draughty  junctions  more  time  than  the  journey 
takes.  Moreover,  large  villages  are  often  left  without  a 
station,  even  though  they  may  be  actually  traversed 
by  the  railway  line.  In  explanation  of  this  neglect,  it 
must  be  remembered  that  so  far  as  country  districts  are 
concerned,  competition  between  rival  companies  is,  except 
in  rare  instances,  non-existent.  The  great  railway  companies 
do  compete  to  a  limited  extent  for  the  traffic  of  large 
towns ;  the  intervening  villages  are  entirely  at  the  mercy  of 
the  company  within  whose  district  they  lie. 

Municipal  encouragement  to  large  towns. — And  it  is 
not  only  the  central  government  and  the  railway  companies 
that  encourage  the  growth  of  large  towns;  the  governing 
bodies  of  the  towns  themselves  are  equally  active.  Every 
municipal  corporation  properly  strives  to  increase  the  amen- 
ities of  the  town  over  which  it  rules,  and  the  very  size  of 
the  town,  by  providing  a  greater  taxable  area,  increases 
the  power  of  the  corporation  in  this  direction.  But  in  many 
large  towns  the  local  authorities,  not  content  with  adding  to 
the  general  amenities  of  the  town,  have  adopted  a  policy 
of  subsidizing  individual  inhabitants.  This  matter  is  so 
important  that  it  deserves  more  than  a  passing  allusion. 

Municipal  charity  rents. — The  subsidizing  policy  every- 
where takes  the  form  of  providing  certain  persons  with 
house  roomi  at  less  than  the  market  price.  In  pursuance  of 
this  policy  the  defunct  Metropolitan  Board  of  Works,  during 
its  existence,  sank  more  than  a  million  sterling  in  securing 
sites  for  artisans'  dwellings.  With  the  same  object  the 
London  County  Council  has  continued  to  dissipate  public 
money  at  a  rapid  rate.  On  one  re-housing  scheme  alone, 
the  Boundary  Street  area  in  Bethnal  Green,  ;;^2 70,000  has 
been  spent  for  the  benefit  of  4300  persons,  or  at  the  rate 
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of  ;^63  a-head.  And  this  sum,  like  the  previous  million,  be 
it  well  understood,  is  not  a  capital  outlay  that  may  be  re- 
couped afterwards  by  the  rents  charged  for  the  houses ;  it 
is  the  actual  net  loss  on  the  whole  transaction. ^  Again, 
on  a  small  area  in  Holborn,  a  net  loss  of  ;£So'j2  has  been 
incurred  in  order  to  re-house  forty-one  persons,  or  at  the  rate 
of  over  ;^2oo  for  each  person  housed.  This  is  the  most 
flagrant  case  of  all,  but  on  every  re-housing  scheme  under- 
taken by  the  London  County  Council  there  has  been  some 
loss.  On  the  schemes  completed  by  the  end  of  the  year 
1904  the  total  realized  loss  was  ;^4 13,000,  and  it  seems 
probable  that  at  least  as  great  a  loss  will  be  incurred  on 
schemes  still  in  progress.  Take,  for  example,  the  Bourne 
Estate,  also  in  the  Holborn  neighbourhood,  purchased  by 
the  County  Council  in  order  to  re-house  persons  displaced 
by  the  Holborn  and  Strand  improvement.  The  cost  price 
of  this  estate  was  ;^2o  1,000.  At  that  figure  it  was  hopeless 
even  to  attempt  to  show  a  profit  on  the  proposed  housing 
scheme.  The  Council  therefore  began  by  writing  down 
the  value  of  the  land  to  the  arbitrary  figure  of  ;^44,ooo ; 
the  remainder  of  the  cost  of  the  estate  being  charged  to 
Street  Improvements.  Even  after  this  writing  down,  the 
Council  has  to  charge  rents  of  from  gs.  6d.  to  1 1^.  a  week 
for  a  three-roomed  tenement  in  order  to  show  a  paper 
balance.  The  buildings  will  accommodate  2640  persons, 
so  that  there  is  a  net  loss  to  the  ratepayers  of  nearly  ;^6o 
for  each  person  housed. ^ 

Parliament  partly  to  blame. — In  defence  of  these  opera- 
tions it  is  argued  that  the  Council  has  no  alternative,  because 
it  is  compelled  by  Parliament  to  make  provision  for  re- 

'  See  Report  of  Commission  on  London  Traffic,  cd.  2597,  p.  13. 

*  Cd.  2597,  p.  10. 
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housing  the  disturbed  population  either  on  or  near  the 
disturbed  site.  This  defence  at  best  merely  distributes 
the  blame  between  the  Council  and  Parliament,  but,  as 
a  matter  of  fact,  the  Council  in  its  earUer  days  strongly 
supported,  and  pressed  for,  the  very  policy  which  it  now 
claims  has  been  forced  upon  it  by  Parliament.  In  the 
case  of  the  Bethnal  Green  scheme — the  first  and  most 
expensive  of  these  re-housing  experiments — the  Council 
deliberately  decided  to  adopt  the  policy  of  charity  rents. 
It  decided  that  the  rents  of  the  new  dwellings  were  to  be 
fixed,  not  at  the  figure  that  free  competition  among  possible 
tenants  would  determine,  but  at  a  figure  suitable  to  the 
pocket  of  a  "  poor  man " ;  and  it  came  to  this  decision 
with  its  eyes  open,  fully  knowing  that  there  was  other 
accommodation  available  for  poor  men  on  less  expensive 
sites.  The  Committee  of  the  County  Council  charged  with 
the  preparation  of  the  Bethnal  Green  scheme  pointed  out 
that,  at  places  a  few  miles  from  London,  easily  accessible  by 
workmen's  trains,  good  houses  could  be  obtained  in  plenty, 
at  moderate  rents,  even  adding  the  train  fare  to  the  actual 
rent.  "But,"  naively  added  the  report,  "your  committee 
are  aware  that  but  a  small  number  will  avail  themselves 
even  of  cheaper  and  better  dwellings  when  they  are  at  a 
distance  from  town  life."  Put  in  other  language  this  means, 
that  persons  who  prefer  town  life,  but  are  too  poor  to  indulge 
their  preference  at  their  own  expense,  may  come  to  the 
County  Council  and  get  a  subsidy  sufficient  to  cover  the 
extra  rent  of  a  town  house. 

If  the  persons  actually  displaced  were  the  same  as  the 
persons  who  obtain  this  subsidy  there  might  be  some 
defence  for  it,  on  the  ground  that  these  persons  had  a 
vested  interest  in  their  town  residences.     In  practice,  how- 
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ever,  this  is  not  the  case.  The  original  population  disperses 
itself  long  before  the  new  buildings  are  ready  for  occupa- 
tion. For  example,  in  the  Bethnal  Green  scheme,  out 
of  5719  persons  displaced,  only  eleven  returned  to  the 
new  dwellings.^ 

Suburban  building  schemes.  —  Happily,  the  London 
County  Council  is  at  last  beginning  to  grow  tired  of 
building  workmen's  houses  on  sites  that  are  only  suitable 
for  expensive  shops  or  banks  or  warehouses.  Instead  it 
has  adopted  the  policy  of  buying  suburban  estates,  where 
decent  houses  can  be  built  at  a  comparatively  moderate 
cost.  These  suburban  schemes  are  an  immense  improve- 
ment on  the  old  policy,  but  whether  they  will  result  in 
an  actual  profit  to  the  ratepayer  only  the  future  can  show. 
At  present  they  are  necessarily  burdened  with  the  cost  of 
the  undeveloped  portion  of  the  estates  purchased.  For 
example,  at  Tottenham,  225  acres  came  into  the  possession 
of  the  Council  in  November  1901.  By  November  1904 
only  five  acres  had  been  built  over.^  The  Council  wisely 
refrains  from  building  more  rapidly,  lest  it  should  increase 
the  already  large  number  of  empty  houses  on  its  hands. 
Incidentally  it  may  be  remarked  that  it  is  fortunate  for 
the  ratepayers  of  London  that  Parliament  has  not  yet,  in 
obedience  to  the  demands  of  the  land-taxers,  subjected 
these  220  acres  of  land  held  up  by  the  County  Council 
to  an  annual  tax  on  their  supposed  building  value. 

The  policy  of  charity  rents. — One  word  in  conclusion 
with  regard  to  the  general  policy  of  charity  rents  as  applied 
to  the  provision  of  houses  for  the  working  classes  in  the 
centres  of  large  towns.     The  kindly  hearted  philanthropists 

»  See  Cd.  2597,  p.  14. 

'  See  Annual  Report  of  Lonrlon  County  Council  fur  1905,  p.  144. 
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who  are  mainly  responsible  for  initiating  these  charitable 
schemes,  probably  imagine  that  the  poor  persons  who  are 
provided  with  houses  at  less  than  the  market  price,  will 
enjoy  the  net  advantage  of  the  reduced  rent.  This  is  not 
the  case.  Where  competition  for  employment  is  as  keen 
as  it  is  among  the  poorer  classes  in  large  towns,  any  serious 
reduction  in  the  necessary  weekly  expenditure  will  be 
quickly  followed  by  a  corresponding  reduction  in  the 
weekly  wage.  It  is  not,  in  fact,  the  workman  but  the  em- 
ployer who  will  pocket  the  subsidy  provided  by  the  ratepayer. 
There  is  also  an  administrative  objection  of  a  most  serious 
character.  It  is  easy  enough  to  say  that  the  rent  for  a 
three-roomed  house  shall  be  six  shillings  a  week,  but  if  the 
market  price  is  ten  shillings — i.e.  if  plenty  of  persons  are  will- 
ing to  take  the  rooms  at  ten  shillings — how  is  the  favoured 
tenant  to  be  selected  ?  Is  he  to  be  chosen  because  he  had 
attended  church  regularly,  or  because  he  had  voted  straight 
at  elections,  or  because  he  had  given  a  suitable  gratuity  to 
the  officer  who  had  the  letting  of  the  rooms?  None  of 
these  methods  of  selection  is  altogether  desirable.  And 
when  this  primary  difficulty  is  surmounted,  others  remain. 
The  "poor"  man  who  has  been  installed  in  the  six- 
shilling  three-roomed  house,  may  through  luck  or  industry 
grow  richer.  Is  he  to  be  promptly  evicted  by  the  local 
authority?  Or,  on  the  other  hand,  he  may  continue  poor, 
but  his  family  may  increase.  Is  he  to  be  inducted  into  a 
larger  house  at  a  still  lower  rent  ? 

These  are  illustrations  of  the  very  serious  difficulties 
that  follow  any  attempt  to  depart  from  ordinary  com- 
mercial principles  in  the  letting  of  houses.  But  for  our 
present  purposes  we  are  concerned  only  with  the  effect  of 
such  a  system  in  promoting  the  overgrowth  of  large  towns. 
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As  to  this  there  can  be  no  dispute.  Whether  the  benefit  of 
the  reduced  rent  granted  by  the  municipal  authority  remains 
in  the  pocket  of  the  poor  man,  as  the  philanthropist  hopes, 
or  whether  it  is  appropriated  by  the  employer  as  the  econo- 
mist believes,  in  either  case  a  direct  encouragement  is  given 
to  the  increase  of  the  urban  population. 

Thus  while  every  politician  and  writer  in  England  verbally 
deplores  the  depopulation  of  the  country  side,  both  the 
imperial  and  municipal  governments  are  persistently  increas- 
ing the  relative  advantages  of  town  life.  Until  this  policy 
is  abandoned  it  is  useless  either  to  tinker  with  the  laws  of 
land  tenure,  or  to  introduce  any  wholesale  scheme  of 
nationalization  of  the  soil.  Towns  will  continue  to  grow 
more  and  more  populous  until  the  nation  makes  up  its  mind 
to  transplant  town  industries  into  the  country,  and  to  increase 
in  every  way  the  attractiveness  of  country  life. 


CHAPTER   X. 

MINING    ROYALTIES. 

Popular  opinion  has  attached  perhaps  rather  more  im- 
portance to  the  question  of  mining  rents  and  royalties  than 
the  subject  deserves.  Undoubtedly  the  mining  industry  is 
one  of  the  most  important  in  the  kingdom,  both  directly 
and  for  its  influence  on  other  industries.  Undoubtedly,  too, 
mining  rents  and  royalties  are  a  nuisance  to  the  persons  who 
have  to  pay  them,  and  the  total  sums  paid  under  these 
heads  are  considerable.  But  these  premises  are  by  no 
means  sufficient  to  authorize  the  popular  conclusion,  that 
the  system  of  royalties  is  an  oppressive  tax  on  one  of  the 
staple  industries  of  the  kingdom. 

Royalty  and  dead-rent. — First,  it  is  well  to  be  quite  clear 
what  mining  royalties  are.  The  rent  of  a  mine,  it  is  obvious 
at  first  sight,  cannot  be  regulated  in  exactly  the  same  way  as 
the  rent  of  a  farm.  A  farm  is  generally  improved  by  culti- 
vation ;  a  mine  is  of  necessity  gradually  exhausted  as  the 
process  of  working  is  continued.  If,  therefore,  the  owner 
of  a  mine  were  merely  to  stipulate  for  a  fixed  annual  rent, 
the  lessee  might  by  rapid  working  get  all  the  coal  out  in 
a  few  years,  and  the  owner  would  receive  only  the  same 
number  of  years'  rent.     To  avoid  this  risk,  the  universal 
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practice  of  owners  of  mines  is  to  charge  a  royalty  on  each 
ton  of  mineral  raised.  But,  again,  if  this  were  the  only 
arrangement,  a  lessee  might,  for  motives  of  his  own,  work 
the  mine  so  slowly  that  the  owner's  annual  income  would  be 
very  small.  Hence,  the  royalty  charge  is  always  accompanied 
by  a  stipulation  that  a  certain  minimum  sum,  called  the 
"  dead-rent,"  shall  be  paid  each  year.  This,  on  the  other 
hand,  might  be  a  hardship  on  the  lessee  who  gets  up  less 
coal  in  any  one  year  than  will  cover  the  dead-rent.  Conse- 
quently, he  is  generally  allowed  to  make  up  the  deficiency — 
the  "shorts" — in  the  immediately  succeeding  years.  Briefly, 
then,  the  main  charge  upon  a  mine  is  a  royalty  on  each  ton 
of  mineral  raised,  subject  to  certain  financial  stipulations  to 
secure  the  continuous  working  of  the  mine. 

Way-leaves,  above  and  below  ground. — In  addition  to 
this  main  charge  made  by  the  owner  of  the  mine,  there  are 
certain  minor  charges  made  by  neighbouring  landowners  or 
mine-owners.  In  order  to  get  the  coal  from  the  mouth  of 
the  pit  to  the  market  it  is  often  necessary  to  cross  private 
property,  and  the  owners  insist  on  being  paid  for  the  "  way- 
leave."  Or  it  may  happen  that  a  seam  of  coal  is  most  con- 
veniently worked  by  getting  at  it  through  an  existing  mine. 
Here  again  a  "  way-leave  "  must  be  paid  for.  And  since  it 
is  in  this  case  necessary  to  make  an  opening  between  the 
two  mines,  a  further  charge  is  also  made,  under  the  name  of 
"  in-stroke  "  or  "out-stroke,"  according  to  the  point  of  view. 
Sometimes,  also,  the  owner  of  the  first  mine  makes  a 
separate  charge  for  the  use  of  the  shaft  of  his  mine.  But 
all  these  three  charges  it  will  be  seen  are  really  part  of  the 
same  charge,  arising  out  of  the  divided  ownership  of  the 
land.  Thus,  essentially  mining  rents  and  royalties  consist 
of  (a)  the  royalty  charge  made  by  the  owner  of  the  mine, 
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{b)  the  way-leave  charged  by  the  owner  of  the  adjoining 
land. 

The  ratio  between  royalties  and  produce. — Next,  as  to 
the  amount  of  these  charges.  The  Royal  Commission  on 
Mining  Royalties,  after  a  series  of  careful  inquiries,  both 
of  the  lessors  and  of  the  lessees  of  mines,  arrived  at  the 
following  figures  for  the  year  1889  ^ : — 


United  Kingdom  iSSg. 

Output. 

Royalties. 

Way-leaves. 

Coal         .... 
Ironstone  and  Iron  Ore    . 
All  other  metals 

Tons. 

176,916,724 

14,546,105 

;^4,oo8,353 

561,122 
87,068 

;if20I,9l6 
14,781 

Total     .         . 

;^4,656,S43 

;^2i6,697 

Thus  in  1889  the  total  of  royalties  and  way  -  leaves 
on  coal,  iron,  and  all  other  minerals  was  under 
;;^5, 000,000  a  year.  Since  that  date  there  has  been  a 
large  increase  in  the  output  of  coal.  In  1904  the  output 
of  coal  was  232,000,000  tons,  and  the  output  of  iron  ore 
was  13,800,000  tons. 

Assuming  that  the  royalties  are  still  at,  roughly,  the  same 
rates  as  in  1889,  the  total  royalties  and  way-leaves  now 
levied  on  coal  would  be  about  ;2£"5, 5 10,000,  and  on  iron 
;^547,ooo,  or,  with  other  minerals,  a  total  of  about 
;^6, 1 50,000.  As  may  readily  be  imagined,  the  rate  of  the 
royalty  varies  greatly  in  different  parts  of  the  country  and 
for  different  mines,  according  to  the  quality  and  accessi- 
bility of  the  mineral.  The  following  table  of  royalties  on 
coal  in  1889  is  summarized  from  figures  given  by  the  Royal 
Commission : — 

^  See  C.  6980,  published  in  1893. 
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Rates  of  Royalty  on 
In  pence  per 

Coal  in 
on. 

889. 

Coal  Fields. 

Maximum. 

Minimum. 

Average. 

Forest  of  Dean      . 

North  Wales 

Northumberland  . 

Derbyshire 

Notts   . 

Leicestershire 

Durham 

North  Staffordshiic 

Lancashire  . 

Yorkshire     . 

Cheshire 

Shropshire    . 

Bristol 

Cumberland 

Westmoreland 

South  Slaffordsliiie 

Warwickshire 

Worcestershire      . 

South  Wales 

Fifeshire 

West  Scotland      . 

•1 
:/ 

10 
ID 

6 

10 

8 

9 
14 
15 

2h 

4 
24 

3 

4 
3 
4 

3 
4 
4 

4.? 

5 
6 

6 

6 
6 
7 

The  above  figures,  varying  from  2^^.  to  i.y.  3^.  per  ton, 
indicate  plainly  that  mining  royalties  are  not,  as  some 
people  apparently  imagine,  a  compulsory  tax,  but  are  a  rent 
paid  for  superior  advantages.  Professor  Sorley  of  University 
College,  Cardiff,  who  has  made  a  special  study  of  the  sub- 
ject, and  who  was  one  of  the  witnesses  before  the  Royal 
Commission,  quotes  ^  the  remark  of  a  colliery  master,  that 
he  would  sooner  pay  half-a-crown  a  ton  for  some  mines  than 
get  others  for  nothing.  This  can  only  mean,  as  regards 
the  higher  royalties  at  any  rate,  that  the  lessee  of  a  mine 
merely  pays  for  the  special  advantages  he  is  enabled  to 
utilize ;  he  pays  in  fact  a  rent  and  not  a  tax. 
^  In  a  pamphlet  on  Mining  Riyalti€«. 
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Is  there  any  minimum  rent  equivalent  to  a  tax  ? — With 
the  lower  royalties  the  matter  becomes  slightly  different. 
In  order  to  get  at  any  seam  of  coal  it  is  necessary  to  break 
up  and  disfigure  the  surface  of  the  land  somewhere  in  the 
immediate  neighbourhood.  The  land  thus  taken  might 
have  been  used  for  tillage  or  pasturage,  and  this  possible 
alternative  use  will,  as  pointed  out  in  a  previous  chapter, 
make  a  minimum  rent  for  the  mine  beneath.  Nor  is  this 
the  only  consideration.  Something  must  be  allowed  for  the 
actual  disfigurement  of  the  surrounding  country  that  results 
from  mining  operations.  A  landowner  will  not  allow  his 
estate  to  be  permanently  disfigured  unless  he  receives  an 
appreciable  pecuniary  advantage.  So  that  it  may  safely  be 
said  that  the  minimum  rent  of  a  mine  is  always  considerably 
more  than  the  agricultural  rent  of  the  land  destroyed.  In 
addition,  the  lessee  is  generally  required  at  the  end  of  his 
lease  to  pay  a  fine  sufficient  in  amount  to  restore  the  surface 
of  the  land  to  its  original  condition.  Some  payment  must 
obviously  be  made  to  meet  these  charges,  and  this  pay- 
ment, whatever  it  may  be,  constitutes  a  minimum  royalty 
on  every  coal-mine  in  Great  Britain,  and  is  a  real  tax  on 
British  coal,  which  must  be  either  added  to  the  price  the 
consumer  pays,  or  taken  from  the  wages  the  colliers  earn, 
or  from  the  profits  of  the  coal  masters. 

Minimum  rent  cannot  be  abolished. — Unfortunately,  we 
cannot  ascertain,  or  even  guess  at,  the  amount  of  this 
minimum  rent.  It  is  hopeless  to  attempt  to  estimate  the 
money  value  at  which  the  landowner  assesses  the  amenity 
of  his  estate ;  and  it  is  equally  hopeless  to  try  to  calculate 
what  charge  per  ton  of  mineral  raised  would  be  required 
to  make  up  the  agricultural  rent  of  the  small  piece  of  land 
occupied  by  the  debris  at  the  mouth  of  the  mine.     We  do 
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not  know  whether  the  royalty  to  meet  these  necessary 
charges  would  be  twopence,  or  a  penny,  or  only  a  farthing 
a  ton.  The  means  for  making  the  calculation  simply  do  not 
exist.  But  this  we  can  say,  that  whatever  this  minimum  rent 
may  be  in  amount,  it  would  equally  exist  if  minerals  were 
nationalized.  For  the  minimum  rent  only  arises  because  of 
the  alternative  uses  to  which  the  surface  of  the  land  can  be 
put,  and  because  of  the  disfigurement  made  by  mining 
debris.  On  both  these  accounts  the  owner  of  the  soil 
would  be  justly  entitled  to  compensation,  whether  the 
ownership  of  the  minerals  under  the  soil  remained  with  him 
or  passed  to  the  State.  Consequently,  the  true  minimum 
rent  or  royalty,  the  rent  which  alone  forms  a  real  tax  upon 
mineral  production,  cannot  be  abolished  by  any  process 
short  of  a  grant  of  public  money  to  mining  lessees.  If  the 
State  were  to  take  upon  itself  the  compensation  of  every 
landowner  for  the  destruction  and  disfigurement  of  his  fields 
by  mining  operations,  the  only  burden  that  lies  upon  the 
mineral  industry  would  be  at  once  removed.  Nor  would 
the  expense  be  very  serious.  It  may,  however,  safely  be 
prophesied  that  the  public  would  object  to  paying  any  sub- 
sidy, however  small,  in  order  to  relieve  a  particular  industry 
from  an  economic  burden,  which  in  a  greater  or  less  degree 
is  common  to  all  industries. 

Foreign  rents  and  royalties. — It  is,  however,  frequently 
asserted  that  foreign  royalties  are  lower  than  British 
royalties,  and  that  the  difference  acts  as  a  handicap  upon 
British  collieries.  Even  if  the  first  part  of  the  assertion 
were  accurate,  the  second  part  by  no  means  follows.  It 
would  be  as  reasonable  to  argue  that  a  farmer  who  is 
paying  £,2  an  acre  for  good  land  is  handicapped  because 
his  neighbour  is  only  paying  \qs.  an  acre  for  bad  land.  As 
N 
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a  matter  of  fact,  however,  it  is  by  no  means  certain  that 
foreign  royalties  are  lower  than  British  royalties. 

Royalties  in  the  United  States. — In  the  United  States, 
where  the  system  of  private  property  in  minerals  is  identical 
with  our  own,  the  Royal  Commission  reports  as  follows^: — 

"  In  respect  to  the  rates  of  royalty,  it  would  seem  that 
they  are  somewhat  higher  than  those  paid  by  lessees  of 
minerals  in  England.  Dr.  Raymond  gives  the  royalty  on 
bituminous  coal  at  from  a  minimum  of  2^d.  to  a  maximum 
of  IS.  4d.  per  ton,  the  average  being  'jd.  The  royalties  upon 
anthracite  coal  range  up  to  2S.  6d.  per  ton  of  coal  marketed, 
and  the  average  may  be  taken  at  from  is.  T^d.  to  is.  Sd. 
Upon  iron  ore  the  average  royalty  is  about  2s.  per  ton  on 
magnetic  iron  ore,  and  somewhat  less  upon  haematite.  On 
the  cause  of  the  difference  between  royalties  Dr.  Raymond 
said :  *  With  us  the  royalty  always  settles  itself  according 
to  special  advantages.  The  lowest  royalty  is  the  royalty 
that  must  be  paid,  or  else  the  landowner  would  not  care  to 
let  the  mine  be  worked.  On  the  top  of  that  you  have  all 
these  higher  royalties  coming  in  to  represent  special  natural 
advantages.'" 

Royalties  on  the  Continent. — The  system  of  dealing 
with  minerals  in  France,  and  on  the  Continent  generally,  is 
different  from  that  which  prevails  in  England  and  the 
United  States.  The  proprietor  of  the  surface  has  no  legal 
right  to  the  minerals  underneath.  ^Minerals  in  France  are 
the  property  of  no  olie,  not  even  of  the  State  itself,  until 
the  State  confers  ownership  by  granting  a  concession.  In 
return  for  the  concession  the  State  exacts  a  nominal  royalty, 
and  it  is  this  State  royalty  which  is  often  compared  with 
the  royalties  paid  in  England.     The  State  royalty  is,  how- 

^  Royal  Commission  Report,  C.  6980,  p.  51. 
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ever,  only  part  of  what  the  concessionaire  has  to  pay.  In 
addition  he  must  pay  another  small  royalty  to  the  surface 
owner,  and,  further,  he  must  compensate  the  surface  owner, 
on  a  generous  scale,  for  any  damage  done  to  the  surface. 
The  bulk,  however,  of  the  real  royalty — i.e.  of  the  real 
economic  rent  of  the  mine — is  retained  by  the  concessionaire 
himself,  as  is  proved  by  the  fact  that  he  can  either  lease  or 
sell  his  concession  for  a  substantial  figure.  Leasing  is  in 
practice  rare  on  the  Continent,  though  sales  to  companies 
are  common.  Where  a  lease  does  take  place,  "the  usual 
term  is  thirty  or  forty  years,  and  the  royalty,  the  sum  agreed 
upon  by  the  parties,  is  often  as  high  as  7^.  or  8^."^  It  is 
this  7</.  or  Zd.,  added  to  the  charges  that  the  concessionaire 
himself  has  to  meet,  that  ought  to  be  compared  with  the 
royalties  in  Great  Britain.  When  a  concessionaire  neither 
leases  nor  sells  his  concession  he  simply  keeps  the  greater 
part  of  the  royalty  in  his  own  pocket.  In  the  words  of  the 
Royal  Commission  ^ : 

"  No  evidence  has  been  given  to  show  that  a  coficession- 
aire  who  secures  a  rich  mine  sells  the  produce  at  a  lower 
price  than  his  neighbour,  so  as  to  give  any  portion  of  his 
advantage  to  the  consumer.  Nor  has  any  evidence  been 
given  to  show  that  any  portion  of  it  goes  to  the  miner ;  the 
probability  is  that  the  concessionaire  himself  takes  it  as  an 
extra  profit,  and  the  great  increase  in  the  value  of  mining 
shares  in  France  tends  to  bear  out  this  conclusion.  If  this 
be  so,  the  system  has  the  effect  of  handing  over  to  the 
concessionaire  the  greater  portion  of  that  'economic 
royalty '  (less  the  tax  paid  to  the  State),  which  in  England 
is  taken  by  the  landowner." 

^  C.  69S0,  p.  68. 
2  C.  6980,  p.  74. 
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The  above  quotation,  and  the  remarks  that  precede  it, 
apply  specially  to  France,  but  in  principle  they  are  equally 
applicable  to  the  system  that  prevails  in  Germany  and 
Belgium.  There  is,  in  fact,  no  reason  whatever  to  believe 
that  the  royalties  in  Great  Britain  in  any  way  handicap  the 
British  mineral  industries  in  their  competition  with  corre- 
sponding industries  in  foreign  countries.  Both  on  the 
Continent  and  in  Great  Britain  the  difference  between  good 
mines  and  bad  mines  is  represented  by  an  economic  rent 
or  royalty,  and  whether  this  is  appropriated  by  a  landowner 
or  by  a  concessionaire  makes  no  difference  to  the  rest  of 
the  community.  Neither  prices  nor  wages  are  affected  by 
this  economic  rent.     It  follows  them  ;  they  do  not  follow  it. 

The  colliery  lessee  is  a  free  agent. — To  the  line  of 
argument  followed  in  the  preceding  paragraphs,  it  may  be 
objected  that  it  is  based  on  theoretical  considerations  which 
may  not  be  true  in  actual  practice.  In  many  cases  this 
objection  would  be  undoubtedly  serious,  and  might  even 
alter  the  whole  aspect  of  the  question.  For  example,  in  the 
case  of  farm  rents  our  theory  ought  always  to  be  modified 
by  the  reflection  that  farmers  are  not  universally  free  to 
bargain.  They  are  often  tied  to  one  spot  by  inertia  or 
by  sentiment,  and  will  sometimes  pay  an  excessive  rent 
rather  than  leave  the  farm  they  have  been  brought  up  in. 
Moreover,  the  farmer  is  generally  in  a  weaker  economic 
and  social  position  than  the  landlord,  and  is  to  this  extent 
at  a  disadvantage  in  bargaining.  But  all  this  is  reversed  in 
the  case  of  collieries.  All  the  more  important  collieries  are 
worked  by  wealthy  capitalists  or  by  powerful  companies. 
The  same  capitalist  or  company  may  have  leases  with  three 
or  four  landowners,  and  if  there  is  any  inequality  in  bargain- 
ing, the  inequality  is  in  favour  of  the  lessee.     Undoubtedly, 
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lessees  sometimes  make  bad  bargains.  But  that  is  an 
accident  to  which  all  business  men  are  liable ;  and  it  can 
hardly  be  seriously  argued  that  one  of  the  duties  of  the 
State  is  to  come  to  the  rescue  of  every  person  who,  on 
occasion,  makes  a  bad  bargain.  Colliery  masters  have, 
however,  ingeniously  contrived  to  enlist  public  sympathy 
in  their  favour,  by  pretending  that  mining  royalties  keep 
down  miners'  wages.  The  device  is  no  new  one  in  our 
history,  and  in  the  history  of  other  countries.  Protectionist 
manufacturers  abroad,  in  petitioning  for  prohibitive  tariffs, 
always  talk  of  the  woes  of  their  workpeople ;  and  English 
landowners  for  generations  taxed  the  food  of  the  whole 
country  for  the  benefit  of  the  "poor  farmer." 

The  popular  demand. — In  the  light  of  the  above  con- 
siderations we  can  now  examine  the  popular  outcry  against 
mining  royalties.  The  most  popular  cry  undoubtedly — 
because  it  is  the  easiest  to  repeat — is  for  the  "abolition 
of  mining  rents  and  royalties."  It  is  unnecessary  to 
make  any  elaborate  answer  to  this  demand.  The  rents  of 
mines  vary  within  very  wide  limits,  according  to  the  quality 
of  the  coal  and  the  convenience  of  the  mine.  The  remark 
of  a  colliery  owner  has  already  been  quoted,  that  he  would 
sooner  pay  half-a-crown  a  ton  for  some  mines  than  nothing 
a  ton  for  others.  Supposing  this  man  in  occupation  of  the 
rich  mine  to  which  he  referred,  why  should  he  receive  from 
the  general  taxpayer  a  subsidy  of  half-a-crown  on  each  ton  of 
coal  he  raises,  while  the  occupier  of  the  zero  mine  receives 
nothing?  Or,  to  put  the  same  question  more  generally, 
why  should  South  Wales  receive  an  average  State  subsidy 
of  sixpence  a  ton,  while  Durham  receives  only  fourpence? 

The  demand  for  regulation. — A  more  intelligible  demand 
is  sometimes  made  for  the  "  regulation  "  of  mining  rents 


198  LAND   NATIONALIZATION. 

and  royalties.  It  is  alleged  that  the  charges  made  by  the 
owners  of  the  soil  and  of  the  minerals  beneath  are  complicated 
and  oppressive.  There  is  first  the  main  royalty,  with  the 
"dead-rent "  arrangement  attached  to  it;  then  the  various 
way-leaves  charged  by  different  proprietors.  These  should 
be  regulated,  it  is  said.  But  how?  The  capitalists  who 
enter  upon  the  business  of  mining  are  surely  as  competent 
to  take  care  of  themselves  as  any  section  of  persons  in  the 
community.  If  they  preferred  any  less  complicated  arrange- 
ments than  those  now  common,  they  would  probably  make 
them.  When  a  question  of  wages  is  raised,  the  colliery 
masters  are  ready  enough  to  combine  to  crush  their  men ; 
it  is  absurd  to  suppose  that  they  could  not  equally  well 
combine  against  obstinate  landowners.  For  example,  much 
good  sympathy  is  wasted  on  the  poor  lessee — probably  a 
coal  company  with  a  capital  of  half-a-million — who  after 
paying  a  heavy  royalty  to  one  landowner,  has  to  pay  a  way- 
leave  to  another,  in  order  to  get  the  coal  away  from  the  pit. 
It  does  not  seem  to  have  occurred  to  these  ready  sympa- 
thizers that  if  the  way-leave  to  the  second  landowner  could 
have  been  avoided,  the  first  landowner  would  have  been 
able  to  demand  a  higher  royalty. 

All  these  questions  of  detail  with  regard  to  the  regulation 
of  mining  property  were  dealt  with  fully  by  the  Royal 
Commission,  and  various  recommendations  were  made. 
Among  these  may  be  mentioned  the  following : — 

"  That  where  the  surface  belongs  to  one  person  and  the 
subjacent  minerals  to  another,  greater  facilities  should  be 
provided  for  working  the  minerals. 

"  That  greater  facilities  should  be  afforded  to  tenants  for 
life  of  settled  estates,  and  to  corporations  and  public  bodies 
for  dealing  with  mineral  property. 
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"That  measures  shall  be  taken  to  prevent  the  obstacles 
that  are  likely  to  arise  in  Ireland  to  the  development  of 
minerals  owing  to  the  multiplication  of  small  owners. 

"  That  where  the  owners  of  mineral  property  are  unreason- 
ably debarred  by  intervening  landowners  from  obtaining 
access  to  a  public  road  or  railway  or  canal,  they  should 
have  some  power  of  appeal  to  a  judicial  tribunal." 

These  points  are,  doubtless,  important  in  themselves, 
but  they  obviously  have  little  bearing  on  the  broad  ques- 
tion of  the  effect  of  mining  rents  and  royalties  on  the 
mineral  industries  of  Great  Britain.  On  this  broad  question 
the  report  of  the  Royal  Commission  was  unanimous  and 
emphatic,  and  must  be  regarded  as  final.  The  Commission 
was  an  exceptionally  strong  one.  It  included  typical 
representatives  both  of  the  mine  owners  and  of  mining 
companies.  It  included  impartial  economists  like  Prof. 
J.  E.  C.  Munro  and  the  late  Lord  Northbrook,  and  it 
included  such  well-known  spokesmen  of  the  miners  as  Mr. 
Thomas  Burt  and  Mr.  William  Abraham.  After  spending 
two  and  a  half  years  in  an  elaborate  and  exhaustive  ex- 
amination of  the  whole  subject  the  Commission  reported 
unanimously  on  the  main  question  as  follows  : — 

"We  are  of  opinion  that  the  system  of  royalties  has  not 
interfered  with  the  general  development  of  the  mineral 
resources  of  the  United  Kingdom  or  with  the  export  trade 
in  coal  with  foreign  countries. 

"  We  do  not  consider  that  the  terms  and  conditions  under 
which  these  payments  are  made  are,  generally  speaking, 
such  as  to  require  interference  by  legislation." 


CHAPTER  XI. 

LINES   OF    REFORM. 

The  preceding  chapters  have  largely  been  occupied  with 
the  consideration  of  various  proposals  for  specially  taxing 
land  and  the  minerals  under  the  land.  At  the  present  time 
these  are  practically  the  only  proposals  before  the  country 
that  tend  in  the  direction  of  land  nationalization.  There 
are,  perhaps,  still  a  few  people  who,  following  Dr.  Alfred 
Russel  Wallace,  advocate  the  nationalization  of  the  land 
by  means  of  State  purchase,  in  order  to  establish  a  vast 
system  of  peasant  holdings.  This  project,  however,  com- 
mands no  popular  support.  Small  holdings  are  doubtless 
desirable,  in  situations  and  on  soils  where  they  can  be 
made  successful,  but  their  establishment  can  certainly  be 
secured  without  the  abolition  of  private  property  in  land. 
Indeed,  most  of  the  work  that  has  so  far  been  done  in 
Great  Britain  towards  the  establishment  of  small  holdings 
has  been  done  by  private  landowners  acting  either  from 
a  sense  of  public  duty  or  from  an  enlightened  appreciation 
of  their  own  self-interest.  In  Ireland  small  holdings  have 
long  been  in  many  districts  the  prevailing  system  of  tenure, 
and  the  system  has  not  been  so  brilliantly  successful  as  to 
invite  imitation.     Doubtless  there  are  many  other  causes, 
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besides  the  smallness  of  the  holdings,  to  account  for  the 
unhappy  features  of  Irish  agricultural  life;  but  it  is  im- 
possible to  get  over  the  fact  that  a  small  tenant  is  more  at 
the  mercy  of  his  landlord  than  a  large  farmer.  It  is  because 
of  this  fact  that  Parliament  has  so  frequently  intervened  to 
protect  the  tenant  in  Ireland,  while  leaving  the  tenant  in 
England  to  protect  himself. 

Warnings  from  Ireland. — The  Irish  Land  Act  of  1881 
put  the  tenant  of  agricultural  land  in  Ireland  in  a  better 
position  than  probably  any  other  farm  tenant  in  the  world. 
He  was  given  absolute  security  of  tenure,  and  his  obligations 
to  the  owner  were  limited  to  the  payment  of  a  rent  fixed  by 
judicial  authority.  That  the  judicial  rents  were  in  practice 
moderate  is  proved  by  the  fact  that  the  tenant  could  nearly 
always  sell  his  tenant  right  for  a  substantial  sum,  and  often 
for  much  more  than  the  price  of  the  freehold.  Nor  can  it 
be  seriously  maintained  that  the  Irish  tenant  was  really 
anxious  to  become  the  owner  of  his  farm.  He  was  at  any- 
rate  so  far  content  with  his  position  as  judicial  tenant  that 
he  refused  to  pay  a  single  penny  piece  for  the  acquisition  of 
the  freehold,  and  the  process  of  converting  him  from  a 
tenant  into  a  freeholder  could  only  be  effected  with  the 
aid  of  a  substantial  money  bribe.  The  system  of  bribing 
Irish  tenants  to  become  freeholders  began  on  a  small  scale 
under  the  various  Land  Purchase  Acts,  for  which  the 
Unionist  party  was  responsible  in  the  eighties.  Under 
these  Acts  the  credit  of  the  United  Kingdom  was  used  to 
enable  Irish  tenants  to  obtain  the  freehold  of  their  farms 
upon  exceptionally  favourable  terms.  The  process  cannot 
be  called  buying,  because  the  tenant  paid  nothing.  Indeed, 
he  paid  less  than  nothing.  Instead  of  the  judicial  rent  he 
paid  a  terminable  annuity  which  was  actually  less  than  the 
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permanent  rent.  But  while  paying  less  he  received  more, 
for  he  acquired  all  the  landlord's  rights  over  the  land  in 
addition  to  his  own  rights  as  tenant. 

Danger  of  using  State  credit. — No  excuse  was  ever 
vouchsafed  for  such  a  departure  from  the  principles  of 
sound  commerce  and  of  elementary  justice.  Doubtless 
many  of  the  Irish  tenants  who  received  the  benefits  of  this 
Act  were  poor  men ;  but  the  State  has  no  right  to  be 
generous  to  a  man  merely  because  he  is  poor,  for  much  of 
its  money  is  derived  from  the  taxation  of  men  who  may  be 
equally  poor,  or  even  poorer.  Moreover,  if  the  State  makes 
a  free  gift  to  one  poor  man,  other  poor  men  may  fairly 
claim  similar  free  gifts,  and  to  admit  all  such  claims  would 
involve  national  bankruptcy.  It  follows  that,  wherever  the 
credit  of  the  State  is  used  for  the  benefit  of  particular  in- 
dividuals, they  should  be  required  to  pay  something  for  the 
benefit.  The  Irish  tenants  who  were  allowed  in  the  eighties 
to  use  the  credit  of  the  State  paid  nothing  for  that  mag- 
nificent privilege,  and,  as  a  necessary  consequence,  other 
Irish  tenants  set  up  a  claim  that  the  privilege  should  be 
extended  to  them.  That  is  the  real  origin  of  the  Land 
Purchase  Act  of  1903 — an  Act  which  pledges  the  credit  of 
the  United  Kingdom  to  the  extent  of  at  least  ;!{^i 00,000,000 
while  making  a  free  gift  of  ;!^t  2,000,000  to  Irish  landowners. 
The  dangers  involved  in  this  Act  are  as  yet  only  dimly 
visible,  but  already  the  constant  flotation  of  loans  for  the 
purchase  of  Irish  land  is  having  a  serious  effect  upon 
national  credit,  as  represented  by  the  price  of  Consols. 
As  a  necessary  consequence,  everybody  who  wants  to  borrow 
money  for  industrial,  commercial,  or  agricultural  development 
has  to  pay  a  higher  rate  of  interest,  because  certain  persons 
in  Ireland  have  been  allowed  to  appropriate  the  credit  of 
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the    State    to    their    private    advantage    without    paying 
for  it. 

Subsidizing  the  few  at  the  expense  of  the  many.— If  there 
had  been  reason  to  believe  that  Irish  tenants  preferred  to 
be  freeholders  rather  than  to  remain  judicial  tenants,  they 
should  have  been  called  upon  to  demonstrate  their  bona 
fides  by  paying  an  annuity  larger  than  their  previous  rent. 
The  credit  of  the  State  might  then  with  safety  have  been 
employed  not  merely  to  help  the  particular  Irish  tenants 
who  wished  to  become  freeholders,  but  simultaneously  to 
benefit  the  rest  of  the  community.  Not  only  would  less 
State  capital  have  been  required,  and  less  risk  involved,  but 
a  substantial  profit  would  have  been  made  by  the  State  on 
each  transaction,  and  that  profit  would  justly  have  been 
devoted  either  to  reducing  the  national  debt  or  to  works  of 
public  utility  in  Great  Britain  and  Ireland.  Under  the 
false  principles  applied  on  a  gigantic  scale  in  1903, 
the  whole  advantage  of  the  use  of  national  credit  has 
gone  into  the  pockets  of  private  persons,  many  of  whom 
were  already  wealthy,  and  none  of  whom  were  demon- 
strably more  meritorious  than  the  rest  of  the  nation.  Nor 
have  we  any  guarantee  that  this  free  gift  from  the  general 
body  of  British  and  Irish  taxpayers  to  a  limited  number  of 
Irish  persons,  or  persons  owning  Irish  land,  will  secure  any 
real  advance  either  in  Irish  agriculture  or  in  the  general 
condition  of  the  Irish  peasantry.  The  evils  that  prevailed 
in  Ireland  under  the  system  of  peasant  tenancy  are  well 
known  to  all  the  world  ;  the  evils  of  peasant  ownership  in 
Ireland  have  yet  to  be  experienced. 

Small  holdings.  —  The  above  remarks  are  not  to  be 
interpreted  as  a  general  attack  upon  small  holdings  or  upon 
peasant    ownership,    they   are    only    meant   as   a   warning 
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against  the  assumption,  too  frequently  made,  that  small  hold- 
ings, especially  if  they  be  freehold,  are  a  panacea  for  every 
agricultural  trouble.  On  the  contrary,  those  who  have 
given  serious  study  to  the  subject  know  that  the  success  of 
small  holdings  depends  upon  the  concurrence  of  a  number 
of  favourable  conditions,  many  of  which  are  somewhat 
difificult  to  secure.  An  admirable  analysis  of  the  conditions 
necessary  to  success  is  to  be  found  in  a  little  pamphlet 
published  by  the  Co-operative  Small  Holdings  Society,^ 
and  a  study  of  this  pamphlet  may  be  recommended,  both 
as  a  corrective  of  exaggerated  hopes  and  as  a  guide  to 
practical  work. 

In  cases  where  some  special  crop  can  be  raised — fruit 
or  flowers  or  vegetables — and  where  the  soil  and  lie  of  the 
land  are  favourable,  and  the  railway  facilities  good,  small 
holders  do  well,  especially  if  they  are  willing  to  co-operate 
with  one  another.  On  the  other  hand,  experience  goes  to 
show  that  for  ordinary  mixed  farming,  on  average  land,  the 
small  holder  is  at  a  disadvantage  as  compared  with  men 
who  can  afford  to  farm  two  or  three  hundred,  up  to  a 
thousand  acres.  A  farmer  must  have  buildings  and  im- 
plements as  well  as  land,  and  the  buildings  and  implements 
that  are  desirable  for  a  farm  of  fifty  acres  will  almost  suffice 
for  a  farm  of  two  hundred.  There  is  thus  a  heavy  initial 
waste  of  capital  in  small  holdings.  Nor  can  the  little 
farmer  ever  hope  to  buy  so  cheaply  as  the  farmer  who 
commands  a  larger  capital,  nor  can  he  so  easily  afford  to 
wait  for  his  own  time  before  selling  his  produce. 

The  personal  element. — A  point  on  which  stress  is  wisely 
laid  in  the  little  book  above  referred  to  is  the  personal 

1  The  Small  Holdings  of  England,  by  L.  Jelib.  Co-operative  Small 
Holdings  Society,  lo  Adelphi  Terrace,  W.C. 
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element — an  element  that  is  too  apt  to  be  overlooked  by 
reformers,  who  deal  in  generalities.  Speaking  of  the  im- 
portance of  a  careful  selection  of  tenants,  the  writer 
says  : — 

'•  An  indiscriminate  selection  of  tenants  is  one  of  the  surest 
ways  to  court  failure,  however  favourable  other  conditions 
may  be.  It  is  not  enough  to  get  the  honest,  hard-working 
thrifty  man — you  want  a  large  percentage  of  the  type  of 
man  who  understands  the  cultivation  of  the  district.  ...  In 
places  where  small  holdings  exist  to  any  large  extent,  and 
where  there  is  always  a  chance  for  the  small  man  to  get  on  to 
the  land,  the  best  tenants  are  secured  by  a  process  of  natural 
selection.  This  seems  much  the  most  desirable  way  of  set- 
tling the  question,  and  is  one  of  the  arguments  for  fostering 
small  holdings  in  places  where  they  already  exist.  Those 
who  wish  to  create  small  holdings  in  places  where  they  have 
never  existed  will  find  themselves  confronted  by  the  difficulty 
that  the  fit  and  the  unfit  are  very  likely  to  get  equal  chances, 
especially  if  some  system  of  easy  payment  or  cheap  borrow- 
ing of  capital  accompanies  the  scheme.'"' 

This  warning  may  well  be  pondered  over  by  those  persons 
who  imagine  that  nothing  but  an  Act  of  Parliament  and  a 
State  grant  is  needed  to  convert  the  unemployed  slum 
dwellers  of  East  London  into  successful  peasant  farmers. 

Farm  labourer  v.  peasant  farmer.— Even  agricultural 
labourers  who  have  spent  all  their  lives  on  the  land  are 
often  quite  unfitted  to  start  farming  on  their  own  account. 
They  are  rarely  familiar  with  the  commercial  side  of  farming, 
the  art  of  buying  and  selling  to  the  best  advantage,  and  still 
more  rarely  have  they  courage  to  face  the  incessant  toil  and 
the  harassing  anxiety  that  farming  on  a  small  scale  involves. 

Where  the   special  conditions   requisite  for  success  are 
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lacking,  an  agricultural  labourer  is  generally  far  better  off 
as  a  weekly  wage-earner  than  he  would  be  as  a  struggling 
farmer.  It  is  too  often  forgotten  that  the  economic  events 
of  the  past  half  century  have  immensely  improved  the 
position  of  the  English  farm  labourer.  His  food  and 
clothing  are  both  cheaper  and  better  than  they  were,  and 
though  his  housing  still  leaves  much  to  be  desired  it 
has  been  very  greatly  improved,  and  is  improving.  Even 
more  important  is  the  increased  security  of  regular  employ- 
ment that  he  now  enjoys.  There  are  so  many  occupations 
to  which  an  agricultural  labourer  can  now  turn  that  farmers 
have  the  greatest  difficulty  in  retaining  men  for  the  un- 
exciting and  underpaid  work  which  is  the  lot  of  the  ordinary 
farm  hand ;  consequently  any  moderately  steady  man  can  be 
sure  of  regular  employment.  That  security,  even  though 
the  wages  are  low,  puts  him  in  a  better  position  than  many 
a  little  farmer,  who  may  have  all  his  savings  swept  away  by 
a  bad  season  or  an  unfavourable  turn  of  the  market. 

British  v.  Danish  agriculture. — Bearing  this  consideration 
in  mind — and  it  is  a  consideration  which  has  been  frequently 
pressed  upon  the  present  writer  by  agricultural  labourers 
themselves — it  would  be  well  for  land  reformers  to  keep 
their  eyes  open  to  the  possibilities  of  the  large  or  moderate 
sized  farm.  It  is  by  means  of  such  farms  that  the  bulk  of 
the  agricultural  industry  of  Great  Britain  is  carried  on,  and 
on  the  whole  the  agriculture  of  England  and  Scotland 
appears  to  yield  at  least  as  good  results  as  that  of  any  other 
country.  Not  only  do  our  farmers  produce  crops  which 
compare  favourably  with  the  production  of  other  countries, 
but  they  are  able  to  enjoy  for  themselves,  and  to  allow  their 
labourers  to  enjoy,  a  far  higher  standard  of  comfort  than  is 
to  be  found  among  the  corresponding  classes  on  the  Con- 
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tinent  of  Europe.  Even  in  Denmark,  which  is  in  many  ways 
a  model  agricultural  country,  the  results  are  achieved  at  the 
cost  of  efforts  and  economies  that  most  Englishmen  would 
not  care  to  face.  On  this  point  the  following  quotations 
from  a  recent  essay  on  the  Development  of  Agriculture 
in  Denmark  are  worth  attention  ^ : — 

"The  prosperity  [of  Danish  agriculture],  however,  is 
relative  to  the  economic  condition  of  the  country,  and  it 
must  not  be  assumed  that  it  always  arises  from  profits  such 
as  would  satisfy  an  English  tenant  farmer.  The  difficulty 
of  arriving  at  agricultural  profits  is  great,  but  it  is  probable 
that  the  Danish  agriculturist  generally  is  satisfied  with  smaller 
returns  than  would  be  looked  for  in  England.  The  rate  of 
wages  is  lower,  and  thrift  is  a  national  characteristic.  .  .  , 
Profits  can  be  more  easily  dispensed  with  in  the  absence  of  a 
fixed  rent ;  wages  are  frequently  a  negligible  item  ;  what  is 
lacking  in  capital  can  be  made  up  by  unceasing  toil  not 
only  on  the  part  of  the  farmer,  but  of  his  whole  family." 

These  passages  are  taken  from  what  may  otherwise  be 
described  as  an  enthusiastic  tribute  to  the  Danish  agricul- 
tural system.  They  amount  to  a  confession  that,  even 
where  peasant  proprietary  is  to  be  seen  at  its  best,  the 
economic  results  are  not  such  as  would  satisfy  either 
farmers  or  labourers  accustomed  to  English  standards.  If 
that  is  the  case,  surely  it  would  be  well  for  land  reformers 
in  Great  Britain  to  consider  whether  it  is  not  wiser  to  work 
for  the  improvement  of  our  present  system  rather  than  to 
attempt  to  replace  it  by  a  system  which  would  leave  both 
farmers  and  labourers  poorer  and  harder  worked  than  they 
are  now. 

>  "The  Development  of  Agriculture  in  Denmark,"  by  R.  J. 
Thompson."      Journal  of  the  Royal  Statistical  Society,  June  1906. 
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Compensation  for  improvements. — In  this  connection  the 
most  important  point  is  the  question  of  compensation  for 
improvements.  The  old  Common  Law  gives  to  the  owner 
of  the  soil  whatever  is  attached  to  the  soil,  and  under  this 
rule  any  improvement  of  any  kind  effected  by  a  tenant  can 
be  appropriated  by  the  landlord.  The  obvious  injustice  of 
this  arrangement,  and  the  growing  importance  of  the  tenant 
farmer'svote,  have  together  induced  Parliament  within  recent 
years  to  pass  several  Acts  giving  to  the  tenant  of  agricultural 
land,  under  certain  conditions,  a  property  in  the  improve- 
ments made  by  himself.  In  spite  of  this  recent  legislation 
the  law  is  still  in  an  unsatisfactory  state.  Tenants  complain 
that  they  are  debarred  from  making  improvements  which 
would  be  beneficial  to  the  land  as  well  as  profitable  to  them- 
selves ;  landlords  complain  that  they  are  compelled  to  pay 
for  so-called  improvements  which  have  added  nothing  to 
the  letting  value  of  the  land.  Parliament  is  still  engaged 
upon  the  problem,  and  is  likely  to  be  for  many  years  to  come. 
Probably  no  complete  solution  will  ever  be  found,  for  how- 
ever carefully  Acts  of  Parliament  may  be  drafted — and 
generally  they  are  drafted  with  very  little  care — it  will  always 
be  possible  for  the  grasping  landlord  or  the  dishonest  tenant 
to  defeat  the  intentions  of  the  legislature. 

A  free  hand  for  tlie  farmer. — The  ideal  to  be  aimed  at 
is  to  give  a  free  hand  to  the  capitalist  farmer,  so  that  men 
of  intelligence  and  enterprise  may  be  willing  to  put  their 
money  into  farming  and  to  try  new  experiments  on  a  large 
scale.  The  owner  of  the  soil  ought  not  to  be  permitted  to 
prevent  such  developments,  either  by  refusing  to  sell  his 
land  or  by  withholding  from  his  tenants  permission  to  make 
improvements.  If  he  prefers  not  to  sell,  the  conditions  on 
which  he  is  allowed  to  let  should  be  so  framed  as  to  give  the 
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maximum  of  freedom  and  security  to  the  tenant.  Of  course, 
the  tenant  would  have  to  bear  the  loss  of  his  own  failures, 
but  where  he  succeeded  in  effecting  a  real  improvement,  of 
more  than  temporary  value,  he  should  be  entitled  to  claim 
at  the  end  of  his  tenancy  full  compensation  for  the  value  he 
was  leaving  behind  him.  Probably  the  best  way  of  dealing 
with  the  complicated  questions  of  fact,  that  would  neces- 
sarily arise,  will  be  found  in  a  system  of  local  arbitration. 
The  principle  guiding  the  court  would  be  that  the  property 
in  an  improvement  belonged  to  the  improver  and  not  to 
the  freeholder  ;  the  question  for  the  court  to  determine 
would  be  whether  or  not  the  freehold  had  been  improved. 
In  the  case  of  agricultural  land,  a  jury  composed  of  neigh- 
bouring farmers  and  landowners,  familiar  with  the  district, 
would  quickly  decide  this  question  of  fact.  If  the  jury 
found  that  the  land  had  been  so  improved  by  the  tenant 
that  it  would  command  a  higher  rent,  or  sell  for  a  better 
price,  the  landowner  would  be  required  to  pay  for  what 
he  gained.  If,  on  the  other  hand,  the  farm  had  been  let 
down  by  bad  cultivation,  or  spoilt  by  unwise  alterations,  the 
tenant  would  be  liable  for  the  consequences  of  his  own 
conduct. 

In  the  case  of  houses,  it  is  not  so  easy  to  determine 
whether  a  particular  alteration  is  an  improvement  from  a 
commercial  point  of  view ;  but  that  is  not  a  sufficient  reason 
for  giving  to  the  landowner  the  right  to  confiscate  every 
improvement.  It  may  safely  be  prophesied  that  if  a  tenant 
had  power  on  the  expiration  of  his  tenancy  to  remove 
everything  which  he  had  added  to  the  freehold,  whether  it 
were  a  whole  house  or  an  ornamental  chimney-piece,  the 
two  parties  would  soon  discover  some  way  of  coming  to 
terms.  Under  these  conditions,  applied  mutatis  mutandis^ 
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both  to  agricultural  and  to  urban  tenancies,  the  necessity  for 
asking  the  landlord's  consent  to  this  or  that  improvement 
would  disappear.  The  only  case  in  which  the  landowner 
would  have  ground  for  interference  would  be  if  the  tenant 
proposed  to  do  something  which  would  interfere  with  the 
amenity  or  commercial  value  of  the  rest  of  the  estate;  for 
example,  in  the  country,  building  a  jam  factory  in  a  need- 
lessly prominent  position. 

The  agricultural  labourer's  wages. — Another  matter  of 
supreme  importance  to  the  development  of  agriculture  in 
England  is  the  remuneration  of  the  agricultural  labourer. 
It  was  pointed  out  above  that  the  position  of  the  English 
farm  hand  has  immensely  improved  in  the  past  fifty  years, 
but  in  spite  of  this  improvement  he  still  remains  one  of  the 
worst  paid  persons  in  the  whole  community.  This  fact  is 
due  to  social  rather  than  to  economic  causes.  An  agri- 
cultural labourer  who  knows  his  work  is  —  as  Adam 
Smith  long  ago  pointed  out — a  skilled  man.  He  has 
acquired  a  mass  of  valuable  knowledge  about  crops  and 
seasons  and  soils ;  he  knows  a  great  deal  about  the  treat- 
ment of  animals  in  health  and  in  disease ;  and  he  easily 
learns  how  to  manage  agricultural  machinery  ;  he  is,  more- 
over, possessed  of  much  manual  dexterity  and  quickness  of 
eye,  as  any  amateur  will  soon  discover  if  he  tries  to 
compete  with  a  trained  labourer  in  guiding  a  plough,  or 
trimming  a  hedge,  or  building  a  stack.  Yet  men  possessing 
this  wide  knowledge  and  varied  skill  are  paid  not  merely  less 
than  a  mechanic,  with  his  comparatively  limited  range  of 
acquirements,  but  less  also  in  many  cases  than  the  unskilled 
labourer  who  waits  upon  the  mechanic.  Custom  alone  is 
responsible  for  this  inequality.  The  agricultural  labourer  of 
to-day  is  the  lineal  descendant  of  the  predial  slave  of  an 
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earlier  epoch,  and  the  incidents  of  his  origin  still  drag  him 
down.  The  rural  mind,  even  in  districts  within  easy  reach 
of  London,  is  not  yet  accustomed  to  the  idea  that  the  farm 
hand  ought  to  be  an  entirely  free  man.  The  farmer  likes 
the  labourer  to  be  dependent,  and  he  regards  the  suggestion 
that  he  should  pay  more  wages  to  his  labourers  and  less  rent 
to  his  landlord  as  something  akin  to  social  blasphemy. 
What  landowners  miglit  do. — It  is  this  attitude  of  mind 
that  explains  why  farmers  will  allow  their  best  men  to  drift 
away  to  the  towns  and  then  complain  that  only  the  incom- 
petents are  left.  As  a  means  of  mitigating  the  resulting 
evil,  it  may  be  suggested  to  those  landlords — and  they  are 
many — who  regard  their  property  not  merely  as  a  private 
possession,  but  also  as  a  public  trust,  that  they  should 
deliberately  set  themselves  to  encourage  their  tenants  to 
pay  higher  wages  to  farm  hands.  The  first  step  is  to 
improve  the  wages  of  the  men  employed  by  the  estate. 
If  the  farmers  in  the  neighbourhood  complain  that 
they  cannot  follow  this  example  unless  their  rents  are  re- 
duced, the  landowner  of  the  type  to  whom  this  appeal  is 
made  ought  not  to  hesitate  to  face  the  reduction.  This 
may  sound  a  quixotic  suggestion,  but  it  must  be  re- 
membered that  there  are  very  few  landowners  in  Great 
Britain  who  do  not  spend  a  considerable  portion  of  their 
income  upon  public  or  private  charity.  Many  of  these 
charities,  however  well  intentioned  they  may  be,  are  posi- 
tively mischievous  in  effect,  and  there  are  certainly  few 
charities  of  any  kind  that  render  so  much  service  to  the 
nation  as  would  be  rendered  by  an  improvement  in  the 
position  of  the  agricultural  labourer.  For  example,  much  of 
the  money  now  poured  into  London  hospitals  might  be 
altogether  saved  if  the  farm  labourer  received  a  sufficient 
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wage  to  encourage  him  to  remain  in  the  country,  and  there 
bring  up  his  family.  In  effect,  the  suggestion  here  made  is 
that  landowners  should  devote  less  of  their  income  to  mis- 
cellaneous charities  and  more  to  the  remuneration  of  the 
men  on  whose  labour  that  income  so  largely  depends.  The 
suggestion  is  made  because  the  under-payment  of  agri- 
cultural labourers  appears  to  be  mainly  the  result  of  tradition 
and  social  prejudice,  and  these  obstacles  to  progress  are  not 
likely  to  be  removed  except  by  deliberate  and  conscious 
effort.  If  the  suggestion  were  acted  upon  by  any  consider- 
able number  of  landowners  it  would  probably  break  down 
the  superstition  that  an  agricultural  labourer  ought  to  be 
worse  paid  than  anybody  else,  and  we  should  succeed  in 
retaining  on  the  land  some  of  the  brain  and  muscle  that 
are  now  leaving  it. 

Rural  housing. — One  of  the  practical  grievances  from 
which  the  agricultural  labourer  suffers  is  lack  of  suitable 
house  room.  This  is  really  only  another  aspect  of  the 
wages  question.  If  a  farm  labourer  received  a  sufificient 
wage  he  would  be  able  to  pay  an  adequate  rent  for  a  house, 
and  the  house  would  then  be  provided  by  that  useful  and  un- 
fairly abused  person,  the  speculative  builder.  The  difficulty 
is  that  bricklayers  and  carpenters  and  plumbers  are  paid 
at  such  a  relatively  high  rate,  as  compared  with  the  farm 
labourer,  that  he  cannot  afford  to  employ  their  services. 
Where  new  cottages  are  built  for  agricultural  labourers  it  is 
usually  the  landowner  who  builds  them  at  his  own  expense, 
and  lets  them  at  rents  which  represent  an  utterly  inadequate 
return  upon  the  capital  expended.  The  landowner  looks 
upon  the  matter  either  as  charity  or  as  part  of  the  necessary 
outlay  upon  his  estate.  Both  views  are  unsound.  There 
would  be  no  need  for  charity  if  the  labourer  received  a 
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sufficient  wage,  and,  granted  that  primary  condition,  the 
landowner  need  not  concern  himself  with  the  provision  of 
cottages,  or,  if  he  chose  to  do  so,  could  make  a  legitimate 
profit  out  of  the  business.  What  actually  happens  is  that 
the  landowner  first  draws  from  the  farmer  an  excessive  rent, 
arising  out  of  the  low  wages  of  the  labourers  employed,  and 
then  refunds  part  of  the  rent  to  the  labourers  in  the  form 
of  cottages  at  charity  rents.  Thus  the  rural  housing  problem 
lies  in  the  centre  of  a  vicious  circle,  from  which  the  only 
way  of  escape  is  by  increasing  the  wages  of  the  agricultural 
labourer. 

Gardens  instead  of  allotments. — In  this  connection  it  is 
important  to  point  out  that  one  of  the  great  needs  of  an 
agricultural  labourer  is  a  good  garden  attached  to  his 
cottage.  An  allotment  is  a  very  poor  substitute  for 
a  garden.  When  a  man  has  done  a  hard  day's  work 
on  a  farm,  and  has  had  a  fairly  long  walk  to  his  home, 
he  is  not  in  the  mood  to  start  out  again  on  a  fresh  journey, 
carrying  two  or  three  heavy  tools.  On  the  other  hand,  if 
he  has  a  garden  attached  to  his  cottage  he  can  step  out  at 
once,  directly  he  has  had  his  tea,  and  do  whatever  job  most 
requires  doing.  Moreover,  every  cottage  produces  some 
refuse,  and  the  labourer  who  has  a  garden,  even  if  he  has 
no  pig,  will  utilize  much  of  this  refuse  for  manure,  but 
would  probably  hesitate  to  carry  it  to  a  distant  allotment. 
Finally  with  a  garden  when  the  produce  is  ready  for  consump- 
tion it  is  on  the  spot.  The  wife  can  dig  up  a  few  potatoes 
or  cut  the  cabbages  at  any  moment  if  they  are  in  the  garden, 
but  if  they  are  in  a  more  or  less  distant  allotment  a  regular 
journey  has  to  be  made  to  fetch  them.  For  these  con- 
siderations, which  are  obvious  enough  to  men  and  women 
who  live  in  cottages,  a  labourer  will  generally  prefer  to  pay 
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i^.  a  rod  (;^S  an  acre)  for  garden  ground  rather  than  6d. 
a  rod  for  an  allotment.  So  important  is  this  question  of 
gardens,  not  only  in  purely  rural  districts,  but  also  in  the 
surburbs  of  our  large  towns,  that  it  is  open  to  question 
whether  the  law  should  not  provide  that  every  house  built 
in  rural  or  suburban  areas  should  have  attached  to  it  a 
certain  minimum  of  garden  ground. 

The  Decentralization  of  industries. — It  must  not  be  im- 
agined, however,  that  any  improvement,  however  great,in  the 
position  of  the  agricultural  labourer  will  alone  suffice  to  bring 
back  to  the  land  any  appreciable  fraction  of  our  town  popula- 
tion. As  was  pointed  out  at  length  in  a  previous  chapter,  the 
part  played  by  agriculture  in  the  activities  of  mankind  is  one 
of  relatively  decreasing  importance.  Every  improvement 
made  in  the  processes  of  producing  food  diminishes  the 
proportion  of  labour  that  mankind  is  called  upon  to  set 
aside  for  food  production.  Meanwhile,  there  is  an  ever- 
expanding  demand  for  articles  of  comfort  and  luxury  pro- 
duced by  industries  other  than  agricultural.  Therefore, 
unless  we  can  somehow  contrive  to  carry  on  non-agri- 
cultural industries  in  rural  districts,  the  towns  will  continue 
to  grow  at  the  expense  of  the  country.  In  considering  how 
to  deal  with  this  grave  problem  it  is  important  to  remember 
that  in  former  generations  our  villages  were  never  wholly 
peopled  by  men  and  women  engaged  in  agriculture.  Many 
villagers  were  constantly  employed  in  such  industries  as 
bootmaking,  tailoring,  carriage-building,  harness-making, 
and  in  general  smith's  and  carpenter's  work.  The  advent 
of  machinery,  driven  by  steam  power,  has  removed  the 
greater  part  of  these  industries  to  the  towns,  because  it  is 
only  by  concentration  of  production  that  the  advantages  of 
machinery  can  be  secured.     There  is,  however,  no  obvious 
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reason  why  the  necessary  concentration  should  not  be 
provided  in  a  village  as  well  as  in  a  town.  Facilities  for 
locomotion  can  equally  be  employed  in  either  direction, 
and  what  we  have  to  aim  at  is  the  creation  of  a  multitude 
of  small  centres  of  industry  instead  of  a  few  large  centres. 
Something  has  already  been  done  in  this  direction,  especially 
in  the  printing  trade,  but  much  more  might  be  done,  and 
must  be  done,  if  we  are  to  stay  the  progressive  urbanization, 
and  consequent  degeneration,  of  the  people  of  England. 

Landowner's  power  to  misuse  his  property. — It  was 
argued  above  that  a  landowner  ought  always  to  have 
power  to  prevent  a  tenant  from  doing  anything  that  would 
interfere  with  the  amenity  of  the  neighbourhood.  This, 
however,  is  a  matter  in  which  the  nation  as  well  as  the 
landowner  may  rightly  claim  to  interfere.  As  the  law  now 
stands,  the  freeholder  of  half  an  acre  may  spoil  the  land- 
scape for  five  miles  round,  and  no  one  can  touch  him.  He 
may,  for  example,  first  build  a  vulgar  house  right  on  the 
summit  of  the  most  glorious  hill  in  Southern  England,  and 
then,  lest  the  world  should  forget  what  a  great  man  lives 
within,  he  may  put  up  a  screen  fifty  feet  high  to  shut  himself 
off  from  the  common  herd  of  human  beings.  Obviously,  it 
ought  to  be  possible  to  prevent  by  public  authority  such  a 
wanton  outrage  as  this  upon  the  beauty  of  nature.  In  towns 
the  municipal  authorities  already  have  some  control  over 
the  plans  of  proposed  buildings,  but  the  control  may  only  be 
exercised  within  very  narrow  limits.  For  example,  except 
in  new  streets,  the  height  to  which  a  building  may  be  raised 
is  entirely  at  the  discretion  of  the  individual  builder,  and 
such  monstrosities  as  Queen  Anne's  Mansions  are  the  result. 
Again,  municipal  authorities  have  no  general  power  to 
compel  the  setting  back  of  new  houses  built  in  a  narrow 
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street ;  so  that  though  a  street  may  urgently  require  widen- 
ing, new  houses  are  continually  built  up  to  the  old  line  of 
frontage,  to  be  eventually  pulled  down  at  the  expense  of  the 
community.  In  regard  to  open  spaces,  too,  the  community 
is  at  the  mercy  of  the  builder.  Land  that  would  have 
been  invaluable  to  the  community  as  a  public  park,  is  often 
covered  with  houses  that  might  equally  well  have  been  built 
elsewhere. 

The  community  should  have  a  power  of  veto. — Generally, 
then,  what  is  required  is  to  give  the  community  more  com- 
plete control  over  the  use  to  which  land  may  be  put. 
Probably  the  best  way  to  accomplish  this  would  be  to 
empower  the  local  authority,  either  in  town  or  country,  to 
veto  any  proposed  building.  In  some  cases — for  example, 
the  setting  back  of  houses — the  exercise  of  this  veto  would 
have  to  be  accompanied  by  the  payment  of  compensation 
to  the  owner  of  the  soil.  But  in  general,  the  law  should 
refuse  to  recognize  any  claim  by  an  individual  to  use  his 
land  to  the  detriment  of  the  community. 

Preservation  of  historic  monuments. — Another  matter  in 
which  the  nation  has  a  right  to  interfere  with  the  existing 
powers  of  landowners  is  in  preventing  the  destruction  of 
buildings  of  historic  or  sesthetic  interest.  In  this  matter 
the  French  law  is  far  better  than  our  own.  Any  interesting 
building  in  France  may  be  declared  by  the  Ministry  of  Fine 
Arts  to  be  an  "historical  monument."  It  is  then  protected 
by  law  from  destruction,  and  the  Government  undertakes 
such  repairs  as  may  be  necessary  to  preserve  it  from  gradual 
decay.  Unfortunately,  there  as  well  as  here,  the  zeal  of  the 
restorer  occasionally  does  more  harm  than  a  hundred  years 
of  wind  and  weather;  but  in  the  vast  majority  of  cases  the 
intervention  of  the  Government  is  purely  good.     Perhaps 
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the  best  method  of  securing  the  same  end  in  England  would 
be  to  give  to  county  and  town  councils  the  power  to  veto 
the  destruction  of  any  building  or  monument,  and,  if  the 
case  required  it,  to  arrange  with  the  owner  for  the  purchase 
of  the  building  and  site. 

Wasted  margins. — Among  minor  defects  of  individual 
ownership  of  land,  the  creation  of  what  may  be  called 
"wasted  margins"  is  worth  mentioning.  These  arise  in 
towns  wherever  the  line  of  buildings  does  not  run  parallel 
with  the  street,  or  from  some  accident  stands  back  from  the 
street.  From  either  of  these  causes  a  piece  of  land  often 
gets  left  between  the  boundary  of  the  public  roadway  and 
the  wall  of  the  adjacent  houses,  and  is  of  no  use  to  anybody. 
A  good  instance  is  the  long  narrow  strip  of  wasted  land 
between  the  buildings  of  Lincoln's  Inn  and  the  footway  on 
the  west  side  of  Chancery  Lane.  In  all  such  cases  as  these 
the  local  authority  should  have  power  to  acquire  the  wasted 
land  compulsorily,  paying  to  the  owner  a  price  based  strictly 
upon  the  actual  value  of  the  land  to  him. 

The  rights  of  the  general  public. — From  another  point 

of  view,  the  question  just  dealt  with  may  be  regarded  as  a 

particular  illustration  of  a  very  important  aspect  of  the  land 

problem.     Over  and  above  the  disputes  between  landlord 

and  tenant,  between    State   and   individual,  is   the   claim 

of  the  general  public  to  use  freely  for  purposes  of  recreation 

land  that  is  not  set  aside  for  any  conflicting  purpose.     This 

is  a  claim  as  yet  quite  unrecognised  by  English  law.^    What 

is  called  common  land  is  only  common  to  a  limited  number 

of  persons  who  have  specified  rights  over  it.     The  general 

^  During  the  session  of  1892  the  House  of  Commons  passed  a  resolu- 
tion in  favour  of  giving  the  ]iublic  free  access  to  Scottish  mountains,  and 
a  Bill  to  effect  the  same  object  was  introduced  into  that  House  in  the 
session  of  1906. 
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public  has  no  greater  right  to  the  free  use  of  common  than 
of  private  land,  except  in  the  cases  where  a  right  has  been 
conferred  under  the  Commons  Regulation  Acts.  Again,  in 
the  case  of  Crown  land,  or  land  belonging  to  a  Government 
department,  or  to  a  municipal  body,  the  public  may  be  as 
rigidly  excluded  as  they  would  be  by  a  game-preserving 
squire. 

The  landowner's  power  of  exclusion. — Consequently,  the 
mere  transference  to  the  State  of  the  freehold  of  all  land 
would  not  in  itself  give  the  general  public  any  greater 
privileges  than  it  now  possesses.  If  the  present  law  con- 
tinued, the  enjoyable  use  of  the  soil  would  be  confined  to 
the  tenants  of  the  State,  in  the  same  way  that  it  is  now  con- 
fined to  private  owners  and  their  tenants.  And  for  this  ex- 
clusion there  is,  as  regards  an  immense  area  of  land,  no 
solid  reason.  Mountain  pastures  would  afford  just  as  good 
grazing  if  the  holiday-maker  were  free  to  ramble  over  them  ; 
river  meadows,  except  when  in  hay,  are  unhurt  by  the  foot- 
steps of  the  angler.  By  many  landowners  and  their  tenants 
these  obvious  facts  are  recognised,  and  in  a  large  number 
of  cases  no  attempt  is  made  to  exclude  persons  in  search 
of  the  simple  pleasures  of  a  country  walk.  But  there  are 
churls  both  among  occupiers  and  owners,  and  some  of  the 
most  beautiful  scenery  in  the  British  Isles  is  barred  to  all 
but  a  handful  of  persons. 

"  Trespassers  will  be  prosecuted." — Before  considering 
how  this  can  be  remedied,  it  is  well  to  be  explicit  as  to  the 
exact  power  of  exclusion  now  possessed  by  landowners  and 
their  representatives.  There  is  a  popular  belief  that  trespass 
upon  another  man's  land  is  a  punishable  offence,  and  this 
belief  is  fostered  by  the  threatening  notices  that  may  be  seen 
all  over  the  country,  warning  trespassers  that  they  will  be 
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"prosecuted."  To  the  majority  of  persons  the  word  "pro- 
secution "  implies  a  criminal  procedure ;  but,  as  a  matter  of 
fact,  a  landowner  has  only  a  civil  remedy  against  trespassers 
upon  his  property.  He  can  only  sue  them  for  the  damage 
done.  If  no  damage  has  been  done,  the  landowner  has  no 
remedy.  In  practice,  however,  actions  against  trespassers 
on  land  are  generally  brought  before  the  court  of  petty 
sessions,  and  the  sympathetic  bench  of  landowning  magis- 
trates is  not  very  strict  in  requiring  rigid  proof  of  damage 
done.  The  court  will  often  assume  that  nominal  damage, 
estimated  at  a  farthing,  has  been  done  by  a  pedestrian 
walking  across  a  field,  and  will  give  judgment  accordingly, 
with  costs  added,  and  these  may  amount  to  an  appreciable 
fine.  Beyond  this,  however,  trespass  upon  land,  unless  it 
be  the  land  of  railway  and  canal  companies,  or  unless  the 
trespasser  is  in  pursuit  of  game,  cannot  be  punished.  On 
the  other  hand,  the  owner  or  occupier  of  land  has  the 
fullest  right  to  expel,  by  force,  if  necessary,  any  person  in- 
truding upon  the  property.  This  power  of  expulsion  is  the 
landowner's  real  protection.  Let  us  briefly  consider  to 
what  extent  it  is  desirable  that  it  should  be  maintained. 

Reasonable  limitations  to  the  landlord's  right. — In  the 
case  of  a  dwelling-house  or  place  of  business  or  private 
garden,  there  can  be  no  dispute.  A  man  may  reasonably 
claim,  if  he  choose,  the  same  exclusive  right  to  his  own 
house  and  garden  as  to  his  own  toothbrush.  But  when  we 
pass  from  garden  to  park,  and  from  park  to  pasture  or 
moorland,  the  case  is  different.  Here  well-behaved  persons 
inflict  no  annoyance  on  the  landowner  by  walking  casually 
across  his  land,  or  even  by  sitting  down  upon  it.  Ill-behaved 
persons  may,  admittedly,  do  considerable  damage  ;  but  there 
is  no  reason  why  the  well-behaved  should  be  excluded  be- 
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cause  of  the  possible  misconduct  of  the  ill-behaved.  What 
is  really  wanted  is  a  more  efificient  means  of  dealing  with 
wanton  damage  to  property,  public  or  private.  To  trample 
down  ripe  hay,  or  corn,  or  growing  crops,  to  injure  trees,  to 
tear  up  fences,  and  even  to  litter  glass  bottles  or  other 
refuse  in  park  or  meadow,  are  offences  that  ought  to  be 
severely  punished,  and  the  expenses  of  prosecution  ought 
to  be  borne  by  the  public.  Were  this  protection  given  to 
the  owners  and  occupiers  of  land,  there  would  be  no  reason 
why  the  general  public  should  not  have  free  access  to  all 
uncultivated  land.  The  boon  to  the  nation  would  be  enor- 
mous, the  loss  to  landowners  in  many  cases  nil. 

Rights  of  way ;  their  use  and  abuse. — And  here  it  is 
worth  while  to  mention,  that  the  main  reason  why  both 
farmers  and  landlords  are  eager  to  close  public  footpaths  is 
because  of  the  damage  done  by  mischievous  or  careless 
persons.  Town  larrikins  out  for  a  country  walk  will  often 
in  pure  fiendishness  throw  gates  off  their  hinges,  play  at 
leap-frog  through  the  ripe  corn,  or  scatter  the  hay-cocks  that 
stand  waiting  for  the  cart.  Naturally,  the  farmer  objects; 
and  as  the  law  gives  him  only  a  civil  remedy,  which  costs 
more  to  obtain  than  it  is  worth,  he  takes  matters  into  his 
own  hands,  and  tries  to  close  the  public  footway  through 
his  fields.  In  order  that  the  public  interest  may  be  safe- 
guarded, power  has  recently  been  given  to  county  councils 
to  protect  rights  of  way.  But  county  councillors  are  for  the 
most  part  either  landowners  or  large  occupiers,  and  their 
sympathies  lean  to  the  side  of  the  defenceless  farmer,  so 
that  the  new  powers  are  little  used.  Probably  this  would 
not  be  the  case  if  county  councils  were  also  empowered  to 
act  as  prosecutors  in  the  case  of  malicious  injury  to  any 
property  within  the  county.     One  or  two  heavy  sentences 
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would  stop  the  nuisance,  and  would  deprive  landowners  of 
the  only  shadow  of  excuse  which  they  now  have  for  stealing 
a  public  right.  At  the  same  time,  the  attempted  theft  of  a 
right  of  way  by  the  exposure  of  lying  notice  boards  or  other 
means  should  be  made  a  penal  offence,  and  the  local 
authorities  should  have  power  to  prosecute. 

Repairs  to  public  footpaths. — As  a  minor  but  not  unim- 
portant reform,  it  may  be  suggested  that  local  authorities 
should  undertake  the  repair  of  public  footpaths.  At  present 
it  frequently  happens  that  a  useful  short  cut,  to  which  the 
public  has  as  much  right  as  to  the  main  road,  becomes  quite 
impassable  in  the  winter.  A  few  loads  of  gravel  would 
prevent  this  public  loss,  but  the  local  authority  leaves  the 
matter  to  the  landlord  and  the  landlord  does  nothing. 
What  is  further  wanted  is  some  easy  means  of  diverting  an 
ancient  footpath.  Often  a  public  path  takes  a  line  that 
causes  the  maximum  inconvenience  to  the  landowner  and 
the  minimum  advantage  to  the  public.  But  where  land  is 
settled,  the  tenant  for  life  cannot  dedicate  a  path  to  the 
public,  and  the  legal  process  required  for  diversion  is 
cumbersome.  A  simple  alteration  in  the  law  would 
remedy  this  defect.  The  local  authority  would  then  arrange 
with  the  landowner  the  line  that  the  public  path  should 
take,  and  would  see  that  it  was  always  maintained  in  a  fit 
condition  for  traffic. 

Roadside  strips. — Another  matter  which  is  in  need  of 
prompt  attention  is  the  preservation  of  roadside  strips.  In 
earlier  days,  when  the  methods  of  Macadam  were  unknown, 
carts  were  frequently  compelled  in  the  winter  months  to 
draw  aside  from  the  centre  of  the  road  in  order  to  avoid 
the  soft  mud  made  by  previous  traffic.  The  road  was  thus 
widened  out  far  beyond  the  limits  necessary  for  actual  traffic 
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at  the  present  day.  This  is  the  explanation  of  the  roadside 
strips,  which  are  still  such  a  pleasant  feature  of  English 
country  roads.  Unfortunately,  a  large  number  of  land- 
owners have  made  a  practice  of  annexing  these  strips, 
wherever  the  indifference  or  the  timidity  of  their  neighbours 
has  made  such  robbery  possible.  To  facilitate  the  process 
of  annexation  a  convenient  theory  has  been  invented,  that 
the  landowner  may  take  so  much  of  the  grass-covered  strip 
as  will  leave  fifteen  feet  clear  from  the  centre  of  the  metalled 
portion  of  the  road.  There  is  no  authority  whatever  for 
this  theory.  In  the  eye  of  the  law  there  is  no  distinction 
between  the  portion  of  the  highway  that  is  covered  with 
stones  and  the  portion  that  is  covered  with  grass.  The 
whole  of  the  highway  is  a  highway,  and  all  the  king's 
subjects  have  a  right  to  travel  over  it.  Yet  the  process  of 
annexation  is  steadily  going  on,  and  the  rural  highway 
authorities,  cowed  by  the  local  landowners,  are  afraid  to 
protest.  The  matter  is  all  the  more  serious  in  view  of  the 
advent  of  the  motor  car.  Where  roadside  strips  exist  the 
foot-passengers  can  still  use  the  public  highway  in  compara- 
tive safety,  and  can  even,  to  some  extent,  escape  from  the 
cloud  of  dust  that  the  motor  raises.  In  spite,  however,  of 
the  obvious  value  of  roadside  strips  to  the  public,  there  is 
little  chance  of  their  preservation  unless  the  law  is 
strengthened.  The  kleptomaniac  landowner  begins  by 
artfully  trimming  up  the  brushwood  by  the  side  of  the  road, 
so  as  to  create  a  rudimentary  fence.  He  waits  a  year  or 
two,  till  the  public  has  been  accustomed  to  the  sight  of  this 
barrier,  and  then  converts  it  into  a  solid  fence,  and  so  adds 
a  broad  strip  of  public  thoroughfare  to  his  private  estate. 
It  is  a  grave  defect  of  our  law  that  such  action  is  not  treated 
as  a  criminal  offence,  and  punished  like  other  forms  of  theft. 
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Rural  authorities. — There  is,  however,  very  Httle  hope  of 
securing  an  adequate  protection  of  the  public  against  the 
landowner  as  long  as  the  local  authorities  in  rural  districts 
are  composed  as  at  present.  A  purely  rural  authority  is 
hardly  ever  willing  to  join  issue  with  any  of  the  local  land- 
owners, for  to  do  so  might  mean  the  loss  of  custom,  notice 
to  quit,  or  dismissal  from  employment.  No  device  of  the 
ballot  can  get  over  these  difficulties,  and  it  is  useless  to 
preach  to  men  whose  livelihood  is  at  stake  that  they  ought 
to  show  more  independence  of  spirit.  What  is  needed  is 
such  a  combination  of  urban  and  rural  electors  as  will 
make  the  local  authority  independent  of  any  particular 
landowner.  This  object  cannot  be  secured  in  all  parts 
of  the  country,  but  wherever  the  towns  are  sufficiently 
numerous  it  is  highly  desirable  that  rural  district  councils 
should  be  abolished  altogether,  and  that  the  districts  which 
they  now  administer  should  be  merged  for  administrative 
purposes  in  the  nearest  market  town.  Where  this  can  be 
done,  the  country  will  be  divided  into  a  collection  of  town- 
ships, conterminous  with  one  another.  The  difficulty  of  rat- 
ing, which  at  once  will  occur  to  the  mind  of  every  farmer  and 
landowner,  is  not  insuperable.  It  is  a  comparatively  easy 
matter  to  separate  the  charges  which  concern  the  purely 
urban  area  alone — such  as  the  charges  for  lighting  and 
cleaning  streets — from  the  charges  which  concern  the 
whole  township,  and  it  is  only  the  latter  which  the  rural 
ratepayer  would  be  called  upon  to  meet.  Similar  adjust- 
ments of  rates  are  already  frequently  made — for  example, 
between  the  City  of  London  and  the  administrative  County 
of  London.  The  advantage  of  thus  merging  urban  and 
rural  districts  would  be  very  great  in  all  such  questions  as 
the  maintenance  of  public  footpaths  and  other  rights  of 
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way,  the  protection  of  roadside  strips,  and  the  preservation 
of  commons.  It  is  also  probable  that  an  appreciable 
economy  would  result  from  the  reduction  in  the  number 
of  separate  authorities,  each  with  its  separate  offices  and 
separate  staff  of  officials. 

The  Game  Laws. — A  question  of  very  great  importance 
in  connection  with  the  fuller  use  of  the  land  is  raised  by 
the  Game  Laws.  Game-preserving,  as  at  present  carried  on, 
is  too  great  a  luxury  in  a  crowded  country  like  Great  Britain. 
In  order  that  a  few  individuals  may  have  the  pleasure  during 
a  few  weeks  in  the  year  of  slaughtering  large  numbers  of 
pheasants  or  grouse,  an  immense  area  is,  for  the  rest  of 
the  twelve  months,  cut  out  of  our  small  island,  and  rendered 
unavailable  for  any  use.  There  are  of  course  large  areas 
of  moorland  and  mountain  in  England  and  Scotland  that 
are  quite  unsuitable  for  any  form  of  cultivation,  but  they 
afford  magnificent  natural  playgrounds,  and  it  is  a  hideous 
waste  of  our  national  resources  to  allow  these  health-giving 
areas  to  be  kept  out  of  use  except  in  the  shooting  season, 
and  then  only  to  be  used  by  a  handful  of  persons.  The 
practice  of  game-preserving  is  a  comparatively  modern  in- 
stitution, depending  for  its  sanction  on  statutes  passed  by 
landlord  parliaments  to  prevent  poaching.  With  the  repeal 
of  these  statutes  game-preserving  would  disappear,  and  people 
whose  only  conception  of  sport  is  killing  something  would 
find  it  necessary  to  take  more  trouble  than  ;s  involved  in 
standing  behind  a  turf  wall  while  keepers  drive  a  flock  of 
half-tame  birds  across  the  line  of  fire.  On  the  other  hand, 
it  is  necessary  to  recognize  that  the  game-preserving  land- 
owner, and  the  successful  city  man  who  rents  preserves, 
do  play  an  important  part  in  the  present  economy  of  rural 
life.     They  clear  the  Scottish  glens  of  crofters,  but  they 
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do  employ  gillies  to  protect  the  deer.  To  suddenly 
destroy  this  social  economy  would  be  a  serious  matter : 
nor  is  there  any  reason  why  landowners  should  not  be 
allowed  to  preserve  game  on  land  unsuitable  for  cultivation, 
provided  that  they  do  not  shut  off  the  land  from  reason- 
able use  by  the  rest  of  the  nation.  In  practice  the  large 
majority  of  people  who  care  to  visit  woodlands  and  moor- 
lands for  simple  recreation  are  well-behaved  persons,  who 
can  be  relied  upon  not  to  introduce  dogs  or  to  disturb 
game,  and  therefore  a  considerable  amount  of  game- 
preserving  is  consistent  with  the  free  access  of  the  public 
to  uncultivated  land.  This  fact  is  recognized  by  the 
best  type  of  English  landlord,  who  makes  no  attempt  to 
exclude  well-behaved  persons  from  his  woods  or  moors. 
The  law,  however,  gives  to  all  landowners  a  general  power 
of  exclusion  which  can  be,  and  often  is,  grossly  abused. 
An  American  millionaire  who  died  a  few  years  back 
distinguished  himself  during  his  life  by  buying  up  land  in 
Scotland  till  he  had  secured  an  estate  stretching  very  nearly 
from  sea  to  sea.  For  ten  years  he  excluded  from  that 
great  stretch  of  British  soil  every  human  being  except  the 
keepers  whom  he  employed.  There  is  nothing  in  the 
present  law  to  prevent  other  moneyed  cranks  from  doing 
likewise. 

Registration  of  title. — To  pass  to  another  category  of 
questions,  it  is  necessary  to  say  a  few  words  about  the 
transfer  of  land.  One  of  the  greatest  obstacles  to  the  free 
transference  of  land,  either  between  private  persons  or 
between  individuals  and  the  State,  is  the  difficulty  of  ascer- 
taining fully  to  whom  the  land  belongs.  That  this  evil 
should  be  remedied  has  long  been  demanded  by  various 
schools  of  reformers.  In  Australia  land  can  be  transferred  by 
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a  simple  alteration  in  a  ledger  record,  and  there  is  no  essen- 
tial reason  why  the  same  simplicity  should  not  ultimately  be 
attained  in  England.  The  first  step  is  the  only  serious  one. 
In  order  to  open  the  record,  something  of  the  nature  of  a 
new  Domesday  Survey  would  be  required.  It  would  be 
necessary  to  register  every  separate  holding,  carefully  de- 
scribing it  by  reference  to  the  ordnance  map.  The  names 
of  the  occupier  and  of  the  owner  would  of  course  be  regis- 
tered, and  also  any  mortgages  or  other  charges  upon  the 
holding.  This  would  not  be  quite  so  simple  as  it  sounds, 
for  it  would  be  necessary  to  allow  time  for  rival  claimants 
to  assert  themselves,  and  for  the  disclosure  of  concealed 
mortgages.  But  when  once  the  record  was  complete,  these 
difficulties  would  cease.  Every  new  transfer,  every  new 
mortgage  or  rent-charge,  every  new  lease  or  agreement  to 
let,  would  be  registered  automatically ;  for  the  law  would 
refuse  to  recognize  any  transaction  with  regard  to  the  land 
that  was  not  so  recorded.  To  the  Government  this  com- 
plete compact  record  would  be  of  immediate  advantage  for 
fiscal  purposes,  for  it  would  give  the  revenue  officials  a  very 
valuable  check  over  income-tax  returns.  To  the  community 
generally  the  simplicity  of  transfer  that  would  result  from 
compulsory  registration  would  be  a  distinct  and  considerable 
gain.  But  the  persons  who  would  realize  in  the  most 
tangible  manner  the  advantages  of  the  system  would  be  the 
existing  body  of  landholders,  who  would  find  their  net 
incomes  considerably  increased  by  the  reduction  of  their 
lawyer's  bills. 

Lawyers  and  land  registration. — There  can  be  little 
doubt  that  it  is  this  prospect  which  helps  to  explain  the 
bitter  hostility  of  solicitors  to  the  Land  Transfer  Act  of  1897. 
As  long  as  the  system  of  registration  of  title  established  by 
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the  Act  of  1875  remained  voluntary  the  solicitors  were  in- 
different. They  had  merely  to  tell  their  clients  that  regis- 
tration was  a  costly  superfluity,  knowing  full  well  that  not 
one  client  in  a  thousand  would  venture  to  question  the 
statement.  Under  such  conditions  the  Act  of  1875  would 
have  remained  a  dead  letter  if  the  principle  of  compulsion 
had  not  been  introduced  by  the  amending  Act  of  1897. 
This  Act  provides  that  in  the  county  of  London,  or  in  any 
other  county  that  chooses  to  adopt  the  Act,  the  purchaser 
of  a  plot  of  land  must  place  the  transaction  on  the  register. 
Rent  charges  or  mortgages  must  also  be  registered.  The 
idea  underlying  the  Act  is  to  create  a  complete  record  such 
as  is  advocated  in  the  preceding  paragraph.  Unfortunately, 
the  opposition  of  the  legal  profession  was  so  powerful  that 
the  framers  of  the  scheme  had  to  be  content  with  half 
measures,  and  as  a  consequence  the  operations  of  the  Land 
Registry  at  present  bring  very  little  direct  advantage  to  the 
landowner  or  to  the  public.  This  fact  furnishes  a  plausible 
excuse  for  the  hostility  of  the  solicitors,  but  the  obvious 
reply  is  that  the  very  nature  of  land  registration  is  such 
that  the  advantages  do  not  begin  to  be  felt  until  the  system 
has  been  in  operation  for  a  considerable  period.  It  is 
certain,  however,  that  if  Parliament  were  permitted  by  the 
lawyers  to  amend  the  Act  of  1897,  so  as  to  make  the  registry 
more  efficient,  the  public  would  very  quickly  discover  the 
advantages  of  registration. 

Even  now  the  advantages  are  very  great,^  especially  in 
the  case  of  leasehold  property,  but  all  transactions  in 
connection  with  land  have  so  long  been  a  monopoly  of  the 
legal  profession  that  few  landowners  care  to  take  any  steps 
in  dealing  with  their  property  without  consulting  the 
'  See  Report  of  tbe  Registrar  of  Land  Registry.    Cd.  I  Ml. 
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family  lawyer,  who  has  a  powerful  pecuniary  motive  for 
boycotting  the  Land  Registry.  It  is  greatly  to  be  desired 
that  a  few  prominent  landowners  should  take  the  matter 
into  their  own  hands  and  apply  to  have  all  their  estates 
placed  upon  the  register,  with  an  absolute  title.  The 
transaction  would  necessarily  cost  an  appreciable  sum,  for 
Parliament  has  properly  provided  that  the  Land  Registry 
shall  be  self-supporting,  but  the  outlay  would  probably 
yield  cent,  per  cent,  interest  in  the  saving  of  future  lawyers' 
bills,  and  in  the  increased  facilities  afforded  for  dealing 
with  the  land. 

Summary  and  conclusion. — By  way  of  conclusion  it  is 
convenient  to  summarize  the  results  arrived  at  in  the  pre- 
ceding chapters.  In  the  first  place,  it  has  been  argued  that 
the  scheme  of  land  nationalization,  so  called,  advocated  by 
Mr.  Henry  George,  would  effect  none  of  the  objects  for 
which  State  control  of  land  is  desirable ;  and  that  the  con- 
fiscation of  rent,  which  is  in  reality  the  beginning  and  end 
of  his  scheme,  cannot  be  defended  on  any  ground  of  equity. 
Almost  equally  indefensible  are  the  proposals  to  place 
special  taxation  upon  ground-rents  or  mining  royalties. 
There  is  no  reason  why  incomes  derived  from  these  sources 
should  be  more  highly  taxed  than  other  permanent  incomes. 
They  can  be  best  dealt  with  by  graduated  death  duties 
falling  equally  on  all  classes  of  property,  and  by  a  graduated 
income-tax  charged  at  a  higher  rate  on  incomes  that  are 
independent  of  the  recipient's  own  exertions.  So  much  for 
the  income  derived  from  the  ownership  of  land.  As  regards 
the  question  of  administration,  there  is  doubtless  a  possi- 
bility that  State  ownership  would  give  better  results  than 
individual  ownership.  But  in  order  to  put  this  possibility 
to  the  test,  it  is  not  necessary  to  embark  upon  any  whole- 
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sale  scheme  of  State  purchase.  The  execution  of  such  a 
scheme  might  result  in  a  serious  financial  loss  that  would 
only  be  partially,  if  at  all,  counterbalanced  by  the  adminis- 
trative gain.  It  is,  therefore,  far  better  to  watch  carefully 
such  experiments  as  are  already  being  made  in  State 
and  municipal  ownership,  and  meanwhile  to  improve  to  the 
uttermost  the  existing  system  of  individual  ownership. 
Various  suggested  improvements  have  been  mentioned  in 
the  course  of  the  present  chapter.  From  among  them  may 
be  selected  for  repetition  that  which  is  undoubtedly  the 
most  important — the  suggestion  that  without  altering  the 
present  tenure  of  land  the  public  should  be  endowed  with 
an  extended  right  to  the  use  of  land  for  the  purposes  of  re- 
creation. So  long  as  neither  the  processes  of  agriculture 
nor  the  privacy  of  the  immediate  occupier  are  interfered 
with,  and  so  long  as  no  injury  is  done  to  the  property  by 
malice  or  by  recklessness,  every  Englishman  should  be  free 
to  roam  at  will  over  English  land.  With  this  condition 
attached  to  present  tenures,  the  soil  of  our  country  would 
be  more  truly  "  nationalized "  than  under  any  scheme  of 
State  control  that  has  yet  been  formulated. 
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—  Lord  Loughborough's  judgment 
on,  56 

—  amount  redeemed,  60 

—  incidence  of,  59,  60 


Land  Tax  never  uniform,  60 

—  not  a  charge  on  land,  56 

—  suggested  reform  of,  6 1 

—  William  III.'s,  53 

Land  Transfer  Act,  1897,  226 
Land     Values,      taxation     of,    95 
et  seq, 

—  and  access  to  land,  125 

—  amount  of  tax,  100 

—  burden  on  present  ratepayers,  99 

—  confiscation  of  property,  1 17 

—  housing,  effect  on,  103,  HI 

—  existing  contracts,  98 

—  George,  Henry,  on,  128 

—  Glasgow  Corporation  Bill,  97 

—  Mr  Harper's  scheme,  lOl 

—  Dr  Macnamara's  Bill,  120 

—  Lord  J-  Moulton's  scheme,  loi 

—  New  Zealand's  experience,  113 

—  Mr  O'Connor's  report  on,  98 

—  open  spaces,  effect  on,  115 

—  payment  of  tax,  108 

—  Royal  Commission  on,  95 

—  unearned  increment  of,  135 
Landowners,  control  over,  216 

—  dishonest,  222 

—  and  labourers'  wages,  21 1 

—  number  of,  36 

—  rights  excessive,  215,  218,  219, 
225 

Launceston  Court  Rolls,  18 
Law  Courts,  179 
Law  of  Diminishing  Return,  67 
Law  of  Supply  and  Demand,  70 
League,    English,    for   taxation    of 

land  values,  164 
Leaseholders  and  rates,  90 
Legacy  duty,  62 
Lepers,  food  of,  in  fifteenth  century, 

25 
Lincoln's  Inn,  217 
Local  taxation,  153,  161 
London  and  Athens  compared,  172 
London      County      Council      and 

charity  rents,  182  et  stq. 

—  land  held  up  by,  1 19,  185 

—  schemes  for  taxing  land  values, 
100 


INDEX 


235 


Loughborough,  Lord,  judgment  on 
land  tax,  56 

Macnamara,  Dr,  Bill  for  taxing 
land  values,  120 

Maine,  Sir  Henry,  on  village 
communities,  6 

Maitland,  Professor,  on  co-opera- 
tive ploughing,  17 

—  on  the  manor,  7,11 
Manor,  7,  11 

—  thirteenth-century,  14 

—  waste  of,  1 5 

—  court,  18 

Manors,  Domesday  record  of,  II 
Margin  of  cultivation,  82 
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—  land  tax  on,  made  perpetual,  57 
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tion of  Title 

Tottenham  housing  scheme,  185 

Town  life,  advantages,  165 

—  disadvantages,  166  et  seq. 


Towns,  growth  of,  174 

—  overcrowding  of,  164 
Townward  tendency,  partly  due  to 

poor  physique  of  townsmen,  170 

—  would  be  aggravated  by  Henry 
Georgism,  173 
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—  can  only  be  cured  by  conscious 
effort,  187 

Trains  for  workmen.      See  Work- 
men's Trains 
Transfer  of  land,  226 
Transfer,  taxes  on,  62 
Trespass,  law  regarding,  218 
Trinoda  necessitas,  8,  38 
Tyler,  Wat,  rising  under,  23 

Unearned  decrement,  137 
Unearned  incomes,  tax  on,  1 56 
Unearned  increment  of  land,  135 

—  of  labourer,  139 

—  of  other  classes,  140 
Unemployed   and   small   holdings, 

205 
United  States  mining  royalties,  194 
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SONGS  OF  THE  WEST:  Folk  Songs  of 
Devon  and  Cornwall.  Collected  from  the 
Months  of  the  People.  New  and  Revised 
Edition,  under  the  musical  editorship  of 
Cecil  J.  Sharp.  Large  Imperial  ivo. 
<,s.  net. 

Barker  (E.).  THE  POLITICAL 
THOUGHT  OF  PLATO  AND  ARIS- 
TOTLE.    Demy  Sva.     los-  6d.  net. 

Bastable   (C.   F.).     THE    COMMERCE 

OF  NATIONS.     Ei/th  Edition.     Cr.  bvo. 

as.  6d. 
Beekford    (Peter).     THOUGHTS    ON 

HUNIJNG.     Edited  \>y  J.  Otho  Paget. 

Illustrated.     Third  Edition.   DemyZvo.ts. 

Belloe  (H.).     PARIS.     Illustrated.     Second 

Edition,  Revised.     Cr.  Zvo.     6s. 
HILLS  AND  THE   SKA.     Fourth  Edition. 

Fcap.  Zvo.     IS. 
ON    NOTHING   AND    KINDRED   SUB- 
JECTS.    Third  Edition.    Fcap.     'ivo.    ^s. 
ON  EVERYTHING.    Third  Edition.  Fcap. 

ivo.     jj. 
ON  SOMETHING.    Second  Edition.    Fcap. 

ivo.     5s. 
FIRST    AND    LAST.        Second    Edition. 

Fcap.  ivo.     ss. 
MARIE      ANTOINETTE.         Illustrated. 

Third  Edition.     Demy  ivo.     i^s.  net. 
THE     PYRENEES.      Illustrated.      Second 

Edition.     Demy  Zvo.     7s.  6d.  net. 

Bennett  (W.  H.).    A  PRIMER  OF  THE 

BIBLE.      Fifth  Edition.     Cr.  &vo.     as.  6d. 

Bennett  (W.  H.)  and  Adeney  ( W-  F.).  A 
BIBLICAL  INTRODUCTION.  With  a 
concise  Bibliography.  Sixth  Edition.  Cr. 
ivo.  js.  6d.  A  /so  in  Two  Volumes,  Cr. 
ivo.     Each  y.  6d.  net. 

Benson  (Archbishop).    GOD'S  BOARD. 

Communion    Addresses.        Second  Edition. 
Fcap    8fv.     y.  6d.  tut. 


Bicknell  (Ethel  E.).  PARIS  AND  HER 
TREASURES.  Illustrated.  Fcap.  Zvo. 
Round  comers.     $s.  net. 

Blake  (William).  ILLUSTRATIONS  OF 
THE  BOOK  OF  JOB.  With  a  General  In- 
troduction by  Lal-rhncb  Binyjn.  Illus- 
trated.    Quarto,     ais.  net. 

Bloemfontein  (Bishop  of).  ARA  CCELI : 
An  Essay  i.m  Mystical  I'iibology. 
Fifth  Edition.       Cr.  iivo.     j,s.  6d.  net. 

FAITH  AND  EXPERIENCE.  Second 
Edition.     Cr.  Sz'O.     jr.  6d.  net. 

Bowden  (E.  M.),  THE  IMITATION  OF 
B  U  D  D  H  A  :  Quotations  from  Buddhist 
Literature  for  each  Day  in  the  Year.  Sixth 
Edition.     Cr.  \6mo.     as.  6d. 

Brabant  (F.  C).    RAM  BLES  IN  SUSSEX. 

Illustrated.     Cr.  Svo.     as. 

Bradley  (A.  G.).  ROUND  ABOUT  WILT- 
SHIRE. Illustrated.  Second  Edition.  Cr. 
%vo.     6j. 

THE  ROMANCE  OF  NORTHUMBER- 
LAND. Illustrated.  Second  Edition.  Demy 
Svo.    ys.  bd.  net. 

Braid    (James).      ADVANCED    GOLF. 

Illustrated.     Sez'enth   Edition.     Demy  Svo. 
10s.  6d.  net. 

Brodrlck  (Mary)  and  IHorton  (,A.  Ander- 
son'. A  CONCISE  DICTIONARY  OF 
EGYPTIAN  ARCHEOLOGY.  A  Hand- 
book for  Students  and  Travellers.  Illus- 
trated.    Cr.  Svo.     y.  6d. 

Browning  (Robert).  PARACELSUS. 
Edited  with  an  Introduction,  Notes,  and 
Bibliography  by  Margaret  L.  Lee  and 
Katharine  B.  Locock.  Fcap.  Svo.  3*.  6d. 
net. 

Buckton  (A.  M.).     EAGER   HEART:    A 

Christmas  Mystery-Play.       Tenth  Edition. 
Cr.  Svo.     IS.  net. 

Bull  (Paul).  GOD  AND  OUR  SOLDIERS. 
Second  Edition.     Cr.  Svo.     6s. 

Burns  (Robert).  THE  POEMS  AND 
SONGS.  Edited  by  Andrew  Lang  and 
W.  A.  Craigie.  With  Portrait.  Third 
Edition.    Wide  Demy  Svo.     6s. 

Caiman  (W.  T.).  THE  LIFE  OF 
CRUSTACEA.     Illustrated.     Cr.  Svo.     6s. 

Carlyle  (Thomas).  THE  FRENCH 
REVOLUTION.  Edited  by  C.  R.  L. 
Fletcher.    Three  Volumes.    Cr.  Svo.    \Ss. 

THE  LETTERS  AND  SPEECHES  OF 
OLIVER  CROMWELL.  With  an  In- 
uoduction  by  C.  H.  Firth,  and  Notes 
and  Apf>endices  by  S.  C.  Lomas.  Three 
Vclumti       Demy  %v».     18/.  net. 


Methuen  and  Company  Limited 


Celano  (Brother  Thomas  of)  THB 
LIVES  Ot  S.  FRANCIS  OF  ASSISI. 
Translated  by  A.  G.  Ferrers  Howbli- 
With  a.  Frontispiece.     Cr.  Bzo.     SJ.  tift. 

Chambers   (Mrs.   Lambert).        LAWN 

TF.NMS  FOR  LADIKS.  Illustrated. 
Cr.  Svff.     3S.  6<i.  net. 

•Chesser,  (Elizabeth  Sloanl.  PER- 
FECT  HEALTH  FOR  WOMEN  ANM) 
CHILDREN.     Cr.  ivo.     v.  6j'.  mt. 

Chesterfield  iLopdi.  THE  LETTERS  OF 
THE  EARL  Of  CHESTERFIELD  TO 
HIS  SON.  Edited,  witli  an  introduction  by 
C.  Strachkv,  and  Notes  by  A.  Calthrop. 
Tw0  Volumes.     Cr.  8f«.     laf. 

Chesterton  (G.K.).  CHARLES  DICKENS. 

With  two  Portraits  i;i  Photogravure.  Seventh 

Edition.     Cr.  %vo.     ds. 
ALL    THINGS     CONSIDERED.       Sixth 

Edition.     Fcap.  tvo-     ^i. 
TREMENDOUS      TRIFLES.       EoxrtA 

Edition.     Fcap.  Zvo.     sf. 
ALARMS  AND    DISCURSIONS.    Second 

Editioti.     Fcap.  %vo.     ^s. 
THE      BALLAD      OF      THE      WHITE 

HORSE.     Third  Editiofi.     Fcap.  %vo.     is. 
•TYPES  OF  MEN.     Fcap.  %vo.     5s. 

Clausen  (Georgel.  SIX  LECTURES  ON 
PAINTING.  Illustrated.  Third  Edition. 
Large  Post  Zvo.     y.  6d.  net. 

AIMS  AND  IDEALS  IN  ART.  Eight 
Lectures  delivered  to  the  Students  of  the 
Royal  Academy  of  Arts.  Illustrated.  Second 
Edition.     Large  Post  Si'O.     s^-  «''• 

Clutton-Brock  (A.)  SHELLEY:  THE 
MAN  AND  THE  POET.  Illustrated. 
Demy  ivo.     yj.  (>d.  net. 

Cobb  (W.F.).  THE  BOOK  OF  PSALMS. 
With  an  Introduction  and  Notes.  Demy  ive. 
las.  (,d.  net. 

Conp&d  (Joseph).  THE  MIRROR  OF 
THE  SEA:  Memories  and  Impressions. 
Third  Edition.     Cr.  8r».     6s. 

Coolidge  (W,  A.  B.).  THE  ALPS:  IN 
NA'iUREAND  HISTORY.  Illustrated. 
Demy  ivo.     js.  td.  net. 

•Correvon(H.).  ALPINE  FLORA.  Trans- 
lated and  enlarged  by  E.  W.  Clayforth. 
Illustrated.     Square  Demy  ivo.     its.  net. 

Coulton  (G.  GO.  CHAUCER  AND  HIS 
ENGLAND.  Illustrated.  Second  Edition. 
Demy  ive.     los.  td.  net. 

Cowpep  (William).  THE  POEMS. 
Edited  witn  an  Introduction  and  Notes  by 
J.  C.  Bailkt  lUuitrated.  Dtmy  %vt. 
tat.  hd.  net- 


Cox  (J.  C).  RAMBLES  IN  SURREY. 
Second  Edition.     Cr.  6v«.  ts. 

Crowley  (Ralph  H.).  THE  HYGIENE 
OF  S*,:HOOL  life.  Illiisirated.  Cr. 
ivo.     3i.  fid.  net. 

Da\'ls  (H.  W.  C).     ENGLAND  UNDER 

IHE  .SOKMaNS  AND  ANGEVINS: 
io'i6-ia72.  Third  Edition.  Demy  Svo. 
los.  td.  net. 

Dawbarn  (Charles\  FRANCE  AND 
7HK   FRENCH.     Illustrated.     Demyiio. 


I  Dearmer  r Mabel).  A  CHILD'S  LIFE 
OF    CHRIST.      Illustrated.      Lur^t    Cr. 

I        Zvo.     ts. 

I  Deffand  (Madame  du).  LETTRES  DE 
MADAME  DU  DEFFAND  A  HORACE 
WALPOLE.  Edited,  with  Introduction, 
Notes,  and  Index,  by  Mrs,  Paget  Toynbek. 
In  Three  Volumes.    Demy  ivo.     £3  ^s.  net. 

I  Dickinson  (G.  L.1.  THE  GREEK  VIEW 
I  OF  LIFE.  Set'enth  Edition.  Crown  Svo. 
I         2.f.  6d.  net. 

Dltchfleld    (P.    H.).         THE     PARISH 

CLERK.        Illustrated.         Third  Edition. 

Demy  Svo.     7s.  6d.  net. 
THE    OLD-TIME     PARSON.     Illustrated. 

Second  Edition.     Demy  Zvo.     -js.  6d.  net. 
•THE      OLD       ENGLISH      COUNTRY 

S(,)UIRE.    Illustrated.  Demy  Svo.    10s.  6d. 


Ditchfleld  (P.  H.)  and  Roe  (Fred). 
VANISHING  ENGLAND.  The  Book  by 
P.  H.  Ditchfield.  Illustrated  by  Frbd  Rok. 
Second  Edition.     Wide  Demy  ivo.     jss.net. 

Douglas  (Hugh  A.).    VENICE  ON  FOOT. 

With   the    Itinerary  of    the   Grand    Canal. 

Illustrated.        Second      Edition.         Round 

comers.     Fcap.    %vo.     5J.  net. 
VENICE     AND      HER      TREASURES. 

Illustrated.       Round  comers.      Fcap.   iv*. 

51.  net. 

Dowden  (J.).  FURTHER  STUDIES  IN 
THE  PRAYER  BOOK.     Cr.  ivo.     tt. 

Driver  (S.  R.l.  SERMONS  ON 
SUiiJECTS  CONNECTED  WITH  THE 
OLD   TESTAMENT.     Cr.  Bvo.    6s. 

Dumas  (Alexandre).    THE  CRIMES  OF 

THE  BORGIAS  AND  OTHERS.     With 

an     Introduction     by     R.     S.     Garnktt. 

Illustrated.     Second  Edition.     Cr.  6vo.     6s. 
THE     CRIMES    OF    URB.\IN     GRAN- 

DIER  AND   OTHERS.     Illustrated.     Cr. 

tvo.     6s. 
THE    CRIMES     OF    THE     MARQUISE 

UE   BRINVILLIERS    AND    OTHERS. 

Illustrated.     Cr.  Svo.     ts. 
THE   CRIMES    OF    ALI    PACHA    AND 

OTHERS.     Illustrated      Cr.  Zv      ts 
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MY  MEMOIRS.  Translated  by  E.  M 
Wallkr.  With  an  lotrodtiction  by  Andrew 
Lanc.  With  Kroatbpieces  in  Phototravnie. 
In  sii  Volumes.  Cr.  ive.  6j.  tat  A  volumt. 
Vol.  I.  iSoj-iSai.  Vol.  IV.  1830-1831. 
Vol.  II.  1833-1825.  Vou  V.  1831-1833. 
Vol.  III.  1826-1830.  Vol.  VI.  1832-183^ 
MV  PETS.  Newly  translated  by  A.  R. 
Allinson.      Illustrated.      Cr.  ivo.    6s. 

Duncan  (F.  M. ).  OUR  INSECT 
FRIENDS  AND  FOES.  Illustrated. 
Cr.  Sva.     6s. 

Dunn-Pattison  (R.  P.).  NAPOLEON'S 
MARSHALS.  Illustrated.  Demy  8fi». 
Second  Edition,     i  is.  6d.    net. 

THE  BLACK  PRINCE.  Illustrated. 
Second  Edition,     Demy  Zvo.     •]!.  6d.  net. 

Durham  (The  Karl  of).  THE  REPORT 
ON  CANADA.  With  an  Introductory 
Note.     Demy  iv*.     ^s.  6d.  net. 

Dutt(W.A.).  THE  NORFOLK  BROADS. 

Illustrated.     Second  Edition.    Cr.  %vo.     6s. 

Egerton  (H.  E.).  A  SHORT  HISTORY 
OF  BRITISH  COLONIAL  POLICY. 
Third  Edition.     Demy  ivo.     js.6d.net. 

Bvans  (Herbert  A.).  CASTLES  OF 
ENGLAND  AND  WALES.  Illustrated. 
Demy  ivo.     12s.  td.  tut. 

Exeter  (Bishop  of).  R  E  G  N  U  M  D  E  L 
(The  Hampton  Lectures  of  vyoi.)  A  Cheafer 
Edition.     Demy  Hvo.     js.  6d.  net. 

Ewald  (Carl).  MY  LITTLE  BOY. 
Translated  by  ALEXANDER  Teixeira  ue 
Mattos.     Illustrated.     Ecap.  %vo.     $s. 

Falpbrother  (W.  H.).  THE  PHILO- 
SOl'HY  OF  T.  II.  GREEN.  Second 
Edition.     Cr.  ivo.     3X.  6d 

•ffoulkes  (Charles).  THE  ARMOURER 
AND  HIS  CRAFT.  Illustrated.  Royal 
^to.    £a  3X.  net. 

Firth  (C.  H.).  CROMWELL'S  ARMY: 
A  History  of  the  Enjjlish  Soldier  during  the 
Civil  Wars,  the  Commonwealth,  and  the 
Protectorate.  Illustrated.  Second  Edition. 
Cr.  itvo.     6s. 

Fisher  (H.  A.  L.).  THE  REPUBLICAN 
TKADITIUN    IN    EUROPE.       Cr.  ivo. 


FltzGerald  (Edward).  THE  RUBA'IYAT 
OF  OMAR  KH.AYYAM.  Printed  from 
the  Fifth  and  l.xst  Edition.  With  a  Com- 
mentary by  H.  M.  Batson,  and  a  Biograph- 
ical Introduction  by  E.  D.  Ross.  Cr.  tve. 
6s. 

Flux(A.WJ.  ECONOMIC  PRINCIPLES. 

Demy  iv».      7/.  6d.  net. 


Eraser  (J,  F).  ROUND  THE  WORLD 
ON  A  WHEEL.  Illustrated.  Ei/tk 
Edition,     Cr.  ivo.     6s. 

Galton  (Sir  Francis).  MEMORIES  OF 
MY  LIFE.  Ili.istrated.  TAird  Edition. 
Demy  ivo.     \os.  6d.  net. 

Glbblns  (H.  de  B.).  INDUSTRY  IN 
ENGLAND:  HISTORICAL  OUT- 
LINES. With  Maps  and  Plans.  Seventh 
Edition,  Revised.     Demy  ivo.     10s.  6d. 

THE  INDUSTRIAL  HISTORY  OF 
ENGLAND.  Wiih  5  Maps  and  a  Plan. 
Eighteenth  and  Revised  Edition.     Cr.  ivo. 

ENGLISH  SOCIAL  REFORMERS. 
Second  Edition.     Cr.  ivo.     2s.  6d. 

Gibbon  (Edward).  THE  ME.MOIRS  OF 
THE  LIFE  OF  EDWARD  GIBBON. 
Edited  by  G.  Birkbf.ck  Hill.    Cr.  ivo.    6s. 

THE  DECLINE  AND  FALL  OF  THE 
ROMAN  EMPIRE.  Edited,  with  Notes, 
Appendices,  and  Maps,  by  J.  B.  Bi;ry, 
Illustrated.  /«  Sei'en  Volumes.  Demy 
ivo.  Each  10s.  6d.  net.  Also  in  Seven 
Volumes.     Cr.  ivo.     6s.  each. 

Glover  (T.  R.).  THE  CONFLICT  OF 
RELIGIONS  IN  THE  EARLY  ROMAN 
EMPIRE.  Fourth  Edition.  Demy  ivo. 
jt.  6d.  net. 

Godley  (A.  D.).    LYRA  FRIVOLA.  Fourth 

Edition.     Fcap.     ivo.     2s.  6d. 
VERSES  TO    ORDER.      Second   Edition. 

Fcap.  %vc.     2S.  6d. 
SECOND  STRINGS.     Fcap.ivo.    as.  6d. 

Gostllng  (Frances  M.).  THE  BRETONS 
AT    HOME.     Illustrated.     Third  Edition. 

AUVERGNE  AND  ITS  PEOPLE.  Illus- 
trated.    Demy  ivo.     tos.  6d.  net. 

•Gray  (Arthur).  CAMBRIDGE  AND  ITS 
STORY.  Illustrated.  Demy  ivo.  js.  6d. 
net. 

Grahame  (Kenneth).  THE  WIND  IN 
THE  WILLOWS.  Illustrated.  Sixth 
Edition.     Cr.  ivo.     6s. 

Granger  (Frank).  HISTORICAL  SOCI- 
OLOGY :  A  Text-Book  of  Politic*. 
Cr.  ivo.     ^s.  td.  net. 

Grew  (Edwin  Sharpe).  THE  GROWTH 
OF  A  PLANET.    Illustrated.    Cr.ivo.    6s. 

Griffln  (W.  Hall)  and  Mlnchln  (H.  C). 
THK  LIFE  OF  ROBERi'  BROWNING. 
Illustrated.  Second  Edition.  Demy  ivo. 
12s.  6d.  net. 

Hale  (J.  R.).  FAMOUS  SEA  FIGHTS: 
prom  Salamis  to  Tsu-shima.  Illustrated, 
Cr.  ivo.     6s.  net. 


Methuen  and  Company  Limited 


•Hall  (H.  R.).  THE  ANCIENT  HISTORY 
OF  THE  NEAR  EAST  FROM  THE 
EARLIEST  PERIOD  TO  THE  PER- 
SIAN INVASION  OF  GREECE.  Illus- 
trated.    Demy  ivff.     iss.  net. 

Hannay  (DJ.  A  SHORT  HISTORY  OF 
THE  KOYAL  NAVV.  Vol.  I.,  1117-1688. 
Vol.  11..  1689-1815.  Demy  ivs.  Each 
7*.  td.  net. 

Harper  (Charles  G.).    THE  AUTOCAR 
ROAD-BOOK.       With    Maps.       In   Four 
Volumes.     Cr.  %vo.     Each  -js.  6d.  net. 
Vol.  I.— South  of  thk  Thames. 
Vol.  II.— North     and    South    Wales 

AND  West  Midlands. 
Vol.  III.— East  Anglia  and  East  Mid- 
lands. 
•  Vol.  IV.— Thk  North  or  Enclaud  and 
SoLTH  OF  Scotland. 

Harris  (Frank).  THE  WOMEN  OF 
SHAKESPEARE.    DemySva.    7s.6J.nei. 

Hassall  (Arthur).  THE  LIFE  OF 
NAPOLEON.  Illustrated.  De>»y  Svt. 
•JS.  dd.  net. 

Headley  (F.  W.).  DARWINISM  AND 
MODERN  SOCIALIS^L  Second  Edition. 
Cr.S,7'o.    5s.  net. 

Henderson  (M.  Sturee).  GEORGE 
MEREDITH  :  NOVELIST,  POET, 
REFORMER.  With  a  Portrait.  Second 
Edition.     Cr.  Ivo.     6s. 

Henley   (W.  E.).    ENGLISH    LYRICS: 

CHAUCER    TO    POE.      Second  Edition. 
Cr.  ivo.     as.  6d.  net. 

Hill  (George  Francis).  ONE  HUNDRED 

MASTERPIECES      OF      SCULPTURE. 
Illustrated.     Demy  Svo.     los.  6d.  net. 

Hind  (C.  Lewis).  DAYS  IN  CORNWALL. 
Illustrated.      TAird  Edition.     Cr.  Bvo.     6s. 

Hobhouse  (L.  T.).  THE  THEORY  OF 
KNOWLEDGE.     Demy  Svo.     10s.  6d.  net. 

Hobson  (J.  A.).  INTERNATIO.NAL 
TRADE:  An  Application  of  Economic 
Theory.     Cr.  8vo.     zs.  6d.  net. 

PROBLEMS  OF  POVERTY:  An  Inquiry 
into  the  Industrial  Condition  of  the 
Poor.     Seventh  Edition.     Cr.  ivo.     2s.  6J. 

THE  PROBLEM  OF  THE  UN- 
EMPLOYED :  An  Enquiry  and  an 
Economic  Policy.  Ei/tA  Edition.  Cr.  Szjo. 
3S.  6d. 

Hodgson  riWrs  W.)  HOW  TO  IDENTIFY 
OLD  CHINESE  PORCELAIN.  Illus- 
trated.     Third  Edition.     Post  81/0.     ts. 

Holdleh  (Sir  T.  H.).  THE  INDIAN 
BORDERT.\ND,  1880-1900.  Illustrated. 
Seitnd  Edttun.     Demy  ivg.     xat.  6^.  ntr 


Holdsworth  (W.  Sj-  A  HISTORY  or 
ENGLISH  LAW.  Tn  E»ur  Volumes. 
Vols.  /.,  //.,  I J  I.  Demy  Zvo.  Each  los.  6d. 
net. 

Holland  (Cllve).  TYROL  AND  ITS 
PEOPLE.    Illustrated.   Dtmy  Zvo.    \os.  6d. 

the'  BELGIANS  AT  HOME.  Illustrated. 
Demy  ivo.     lot.  6d.  net. 

Horsburgh  (E  L  S.).  LORENZO  THE 
MAGNIFICENT;  and  Florence  in  her 
Golden  Age.  Illustrated.  Second  Edition. 
Demy  Zvo.      iss.  net. 

WATERLOO  :  A  Narrative  and  a  Crit- 
icism.    With  Plans.     Second  Edition.     Cr. 

THE  Li'fE  of  SAVONAROLA.  Illus- 
trated.    Cr.  Svo.     5*.  net. 

Hosle  (Alexander!.  MANCHURIA,  Illus- 

trated.    Second  Edition.   Demy  Svo.    jt.  6d. 
net. 

Hudson  (W.  H.).  A  SHEPHERD'S 
LIFE:  Impressions  OP  the  South  Wilt- 
shire Downs.  Illustrated.  Third  Edi- 
tion.    Demy  Svo.      jt.  6d.  met. 

Humphreys  (John  H).  PROPOR- 
TIONAL REPRESENTATION.  Cr.ivo. 
IS.  net. 

Hutchinson  (Horace  G.).  THE  NEW 
FOREST.  Illustrated.  Fourth  Edition. 
Cr.  ivo.     6s. 

Button  (Edward^  THE  CITIES  OF 
SPAIN.  illustrated.  Fourth  Edition. 
Cr.  ivo.     6s. 

THE  CITIES  OF  UMBRlA.  Illustrated. 
Fourth  Edition.     Cr.  ivo.     6s. 

•THE  CITIES  OF  LOMBARDY.  Illus- 
trated.    Cr.  iro.     6s. 

FLORENCE  AND  NORTHERN  TUS 
C  A  N  Y  W  I  T  H  G  E  N  O  A.  Illustrated. 
Second  Edition.     Cr.  Svo.     6s. 

SIENA  AND  SOUTHERN  TUSCANY 
Illustrated.     Second  Edition.     Cr.  Svo.     6*. 

VENICE  AND  VENETIA.  Illustrat-d. 
Cr.  Svo.     6s. 

ROME.     Illustrated.      Third    Edition.      Cr. 

COUNTRY  WALKS  ABOUT  FLORENCE. 

Illustrated.       Second  Edition.       Fcap.  Svo. 

5J.  net. 
IN   UNKNOWN  TUSCANY.     With  Note* 

by  William  Hbywood.    Illustrated.  Second 

Edition.     Demy  Svo.     js.  6d.  net. 
A    BOOK    OF    THE    WYE.         illustrated. 

Demy  Svo.     is.  6d.  net. 

Ibsen  (Henrlk).  BRAND.  A  Dramatic 
Poem,  Translated  by  William  Wilson. 
Fourth  Edition.     Cr.  Svo.    3J.  td. 

Inge  (W.  R).  CHRIS!  IAN  MYSTICISM. 
(The  Bampton  Lectures  of  1899.)  Seconi 
mnd  Cheafer  Edition.     Cr.  Svo.      it.  ntl 
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Innes  (A.    D.).      A   HISTORY  OF  THE 

BRITISH    IN    INDIA.     With   Maps  and 

Plans.     Cr.  %vo.     6s. 
ENGLAND     UNDER     THE     TUDORS. 

With  Maps.      Third  Edition.     Demy  iva. 

los.  6d.  net. 

Innes  (Mary).  SCHOOLS  OF  PAINT- 
ING.  Illusuated.  Second  Edition.  Cr. 
Sva.     SJ.  Hti. 

Jenks  (E.).  AN  OUTLINE  OF  ENG- 
LISH LOCAL  GOVERNMENT.  Second 
Edition.  Revised  by  R.  C.  K.  Ensor, 
Cr.  ivo.     3S.  td.  net. 

A  SHORT  HISTORY  OF  ENGLISH  LAW: 
FROM  THK  Earliest  Times  to  the  End 
OF  TH«  Ykak  1911.  Demy  ivt.  los.  6d. 
net. 

Jernlngham  (Charles   Edward).    THE 

MAXIMS  OF  MARMADUKE.  Second 
Edition,     Cr.  Svo.     is. 

Johnston  (Sir  H.  H.  ).  BRITISH  CEN- 
TRAL AFRICA.  Illustrated.  Third 
Edition.     Cr.  4(0.     iSs.  net. 

THE  NEGRO  IN  THE  NEW  WORLD. 
Illustrated.     Demy  ivo.     *is.  mt. 

Julian  (Lady)  of  Norwich.  REVELA- 
TIONS OF  DIVINE  LOVE.  Edited  by 
Grac«  Warrack.  Fourth  Edition.  Cr. 
%.vo.     it.  6d. 

Keats    (John).      THE  POEMS.     Edited 

with  Introduction  and  Notes  by  E.  d* 
SAuNCOURT.  With  a  Frontispiece  in  Photo- 
gravure. Third  Edition.  Demy  ivo. 
jt.  6d.  net. 

Keble  (John).  THE  CHRISTIAN  YEAR. 
With  an  Inuoduction  and  Notes  by  W. 
Lock.  Illusuated.  Third  Edition.  Fcap. 
%ve.     y.  td. 

Kempis  (Thomas  a).  THE  IMITATION 
OF  CHRIS  i'.  From  the  Latin,  with  au 
Introduction  by  Dean  Farrar.  Illustrated. 
Third  Edition.     J- cup.  %vo.      3J.  td. 

Kingston  f Edward).  K  GUIDE  TO 
THE  BRITISH  PICTURES  IN  THK 
NATIONAL  GALLERY.  Illustrated. 
Fcap.  &V0.     ys.  bd.  net. 

Kipling    (Rudyard).    BARRACK-ROOM 

BALLADS.     ioV>l't  Thousand.    Thirty-first 

Edition.       Cr.  &vo.     6s.       Also  Fca/.  ivo. 

Leather.     51.  net. 
THE    SEVEN    SEAS.       %<^th     Thousar..i. 

Nineteenth    Editicn.     Cr.    Svo.     6s.      AUo 

Fcap.  8»»,  Leatiitr.     sj.  net. 
THE    FIVE    NATIONS,     n^nd  Thousand. 

Eighth  Edition.     Cr.  ivo.     tt.    Also  Fcap. 

ivo.  Leather.     5J.  net. 
DEPARTMENTAL  DITTIES.    Twentieth 

Edition.      Cr.    ivo.     6t,    Also   Fcap.   Svo, 

Ltiithrr.      J*,  net. 


Lamb  (Charles  and  Mary).  THK 
COMPLETE  WORKS.  Edited  with  an 
Introduction  and  Notes  by  E.  V.  Lucas.  A 
Nev)  and  Revised  Edition  in  Six  Volumes. 
With  Frontispiece.  Fcap  gt/o.  5/.  each. 
The  volumes  are  : — 

I.     MiSCBLLANKOl  S    PrOSB.      U.    EuA     AKD 

THE  LAST  Essays  of  Elia.  hi.  Book* 
FOR  Children.  iv.  Plays  and  Poxhs. 
T.  and  VI.  Lbttbrs. 

Lankestep  (Sir  Ray).  SCIENCE  FROM 
AN  EASY  CHAIR.  Illustrated.  Fifth 
Edition.     Cr.  ivo.     6s. 

Le  Braz  (Anatole).  THE  LAND  OF 
PARDONS.  Translated  by  Frances  M. 
GosTLlNG.  Illustrated.  Third  Edition- 
Cr.  ivo.     6s. 

Lock  (Walter).  ST.  PAUL,  THE 
MASTER-BUILDER.        Third  Edition. 

Cr.  ivo.     V.  6a?. 
THE    BIBLE    AND   CHRISTIAN  LIFE. 
Cr.  ivo.    6s. 

Lodge  (Sir  Oliver^  THE  SUBSTANCE 
OF  FAITH,  ALLIED  WITH  SCIENCE: 
A  Cateci.ism  for  Parents  and  Teacheri. 
Eleventh  Edition.     Cr.  ivo.      ar.  net. 

MAN  AND  THE    UNIVERSE:  A  Study 

of    THK    InFLUF.NCB    OF    THB    ADVANCE    IK 

Scientific  Knowledgk  upon  our  under- 
standing oi'  Christianity.  Ninth 
Edition.  Demy  ivo.  5/.  net.  Also  Fcap. 
ivo.      IS.  net. 

THE  SURVIVAL  OF  MAN.  A  StuDY  im 
Unrecognised  Human  Faculty.  Fifth 
Edition.      Wide  Crown  ivo.      5s.  net. 

REASON  AND  BELIEF.  Fi/th  Edition. 
Cr.  ivo.     3s.  td.  net 

•MODERN  PROBLEMS.     Cr.  ivo.   ^s.  net. 

Lorimer  (George  Horace).     LETTERS 
FROM    A    SELF-MADE    MERCHANT 
TO  HIS  SON.    Illustrated.    Twenty-second 
Edition.     Cr.  ivo.     y.  td. 
Also  Fcah.  ivo.     is.  net. 

OLD  GORGON  GRAHA.M.  Illustrated. 
Second  Edition.     Cr.  ivo.     ts. 

Lucas  (E,  v.).  THE  LIFE  OF  CHARLES 
LAMB.  Illustrated.  Fi/th  Edition.  Demy 
ivo.     TS.  td  net. 

A  WANDERER  IN  HOLLAND.  Illus- 
trated      Thirteenth  Edition.     Cr.  ivo.     bs. 

A  WANDERER  IN  LONDON.  Illus- 
trated.    T-wel/rk  Edition.     Cr.  ivo.     ts. 

A   WANDERER  IN   PARIS.      Illustrated. 
Ninth  Edition.     Cr.  ivo.     ts. 
Also  Fcap.  ivo.     ^s. 

•A  WANDERER  IN  FLORENCE.  Ulus- 
>tiated.     Cr.  ivo.     Us. 

THE    OPEN    ROAD:     A   Little   Book   foi 
Wayfarers.      Eighteenth    Edition.      Fcap. 
iro.     IS.  ;  India  Paper,  ts.  td. 
*  Alto  Illustrated  in  colour.    Cr.  ^tox^s.  net. 
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THE  FRIENDLY  TOWN  :  A  Little  Book 

for  the  Urbane.    Sixth  Edition.    Fcap.  If*. 

51.  ;     India  Pa/>fr,  -js.  td. 
FIRESIDE      AND      SUNSHINE.      Sixth 

Edition.     Fcaf.  ivo.     5J. 
CHARACTER     AND     COMEDY.       Sixth 

Edition.     Fcaf-.  Zvo.     55.  „     .  , 

THE    GENTLEST    ART.      A    Choice    of 

Letters    by  Entertaining  Hands.      Sn'enih 

Edition.     Fca*  'ivo.     5J. 
THE    SECOND    POST.        Third  Editton. 

Fca*.  ivo.     $'■ 
HER  INFINITE  VARIETY:  A  Feminine 

Portrait     Gau.bry,       SixtA     Edition. 

Fca/.  ivo.     5^- 
GOOD    COMPANY:   A    Rally    of   Men. 

Sectfnd  Edition.     Fca/.  Sva.     5s. 
ONE    DAY     AND     ANOTHER.       Ft/th 

Edition.     Fca/.  8vo.     51. 
OLD  LAMPS  FOR  NEW.    Fourth  Edition. 

Fca/.  ivo.     5s. 
LISTENER'S  LURE  :    An  Obliquh   Nar- 
ration.    Ninth  Edition.     Fca/.  Zvo.      ss. 
OVER     BEMERTON'S:    An    Easy-Going 

Chronicle.      Ninth  Edition.      Fca/.  8f#. 

Mr!  INGLESIDE.     Ninth  Edition.     Fca/. 


Lydekkep  (R.  and  Others).  REPTILES, 
AMPHIBIA,  FISHES,  AND  LOWER 
CHORDATA.  Edited  by  J.  C.  Cunning- 
ham.   Illustrated.    Demy  ivo.    lot.  dd.  net. 

Lydekker  (R.).  THE  OX  AND  ITS 
KINDRED.     Illustrated.     Cr.  Zvo.     U. 

Maeaulay  (Lord).  CRITICAL  AND 
HISTORICAL  ESSAYS.  Edited  by  F. 
C.  Montague.  Three  Volumes.  Cr.  ivo. 
i&t. 

McCabe  (Joseph).  THE  DECAY  OF 
THE  CHURCH  OF  ROME.  Third 
Edition.     Demy  Zvo.     71.  td.  net. 

THE  EMPRESSES  OF  ROME.  Illus- 
trated.     Demy  ivo.     x-u.  6d.  net. 

MacCarthy  (Desmond)  and  Russell 
CAgatha).  LADY  JOHN  RUSSELL: 
A  Memoir.  Illustrated.  Fourth  Edition. 
Demy  Szo.     loi.  (>d.  net. 

McCullagh  (Francis).  THE  FALL  OF 
-ABD-UL-HAMID.  Illustrated.  Demy 
ivo.     lot.  td.  net. 

MeDougall  (Wiiliam).  AN  INTRODUC- 
TION TO  SOCIAL  PSYCHOLOGY. 
Fourth  Edition.     Cr.  ivo.     5J.  net. 

BODY  AND  MIND:  A  History  and  a 
Defkncb  or  Animism.  Demy  8w.  lof.  6^ 
net. 

■Mdlle.  Mori'  Author  of).  ST.  CATHER- 
INE   or    ?Tt?NA    AND    HER  TIMES. 

liiusUale  .  X.    mJ     I.UIlon.         L'r'Ky    ivf. 

r<.  id.  n^t. 


Maeterlinck  (Maurice^.  THE  BLUB 
BIRD;  A  Fairy  Play  in  Six  Acts. 
Translated  by  Alexander  Tbixeiea  db 
Mattos.  Fca/.  ivo.  Deckle  E dies.  3s.  6d. 
net.  Alse  Fca/.  ive.  Cloth,  is.  net.  An 
Edition,  illustrated  in  coloor  by  F.  Cavley 
Robinson,  is  also  published.  Cr.  4ta.  Gilt 
to/.  3is.  net.  Of  the  above  boolc  Twenty- 
nine  Editions  in  all  have  been  is'^ued. 

MARY  MAGDALENE;  A  Play  in  Thrb« 
Acts.  Translated  by  Alexander  Teixbira 
DE  Mattos.  Third  Edition.  Fca/.  ivo. 
Deckle  Edset.  y.  td.net.  Also  Fca/.  ivo. 
TS.  net. 

DEATH.  Translated     by      Alexander 

Teixeira  de  Mattos.  Fourth  Edition. 
Fca/.  ivo.     3X.  dd.  net. 

Mahaffy  (J.  P.).  A  HISTORY  OF  EGYPT 
UNDER  THE  PTOLEMAIC  DYNASTY. 
Illustrated.     Cr.  ivo.     6*. 

Maitland  (F.  W.).  ROMAN  CANON 
LAW  IN  THE  CHURCH  OF  ENG- 
LAND.        Koyal  ivo.     7/.  6d. 

Marett  (R.  R.).  THE  THRESHOLD  OF 
RELIGION.     Cr.  ivo.     y.  id.  net. 

Marriott  (Charles).  A  SPANISH  HOLI- 
DAY.    Illustrated.    Demy  ivo.    ys.  bd.  nft. 

THE  ROMANCE  OF  THE  RHINE, 
Illustrated.     Demy  ivo.     \os.  bd.  net. 

Marriott  (J.  A.  R.).  THE  LIFE  AND 
TIMES  OF  LUCIUS  GARY,  VISCOUNT 
FALKLAND.  Illustrated.  S econd Edition, 
Demy  ivo.     js.  td  net. 

Masefleld  (John).  SEA  LIFE  IN  NEL- 
SON S  TIME.  Illustrated.  Cr.  8p#. 
■u.  6d.  net. 

A  SAILOR'S  GARLAND.  Selected  and 
I  Edited.  Second  Edition.  Cr.  ivo.  y.  td. 
I        net. 

I  Masterman  (C  F.  G.).  TENNYSON 
!  AS  A  RELIGIOUS  TEACHER.  Second 
\  Edition.  Cr.ivo.  ts. 
I  THE  CONDITION  OF  ENGLAND. 
I  Fourth  Edition.  Cr.  iv».  6».  Also  Fca/. 
I         ivo.     IX.  net. 

'   •Mayne  (Ethel  Colburn).    BYRON.  Illus- 
j        trated.     In  two  volumes.    Demy  ive.     11s. 
\        net. 
Medley    (D.    J.).        ORIGINAL    ILLUS- 
TRATIONS OF  ENGLISH  CONSTI 1 U- 
TIONAL  HISTORY.    Cr.ivo.    jt.td.net. 

Methuen  (A.  M.  S-).  ENGLAND'S  RUIN : 

Discussed   in   Fourteen   Letters  to  a 

Protectionist.     Ninth  Edition.     Cr.  ivo. 

3<i  net. 
Miles  (Eustace).      LIFE  AFTER  LIFE: 

OS,    The    Theory    or    Reincarnatiom. 

C»-.  ivo.     if.  td.  net. 
THE  POWER  OF   CONCENTRATION  : 

How    TO    Acquire    it.      Fourth  Edition. 

Cr.  iv*.      it-  dd.  net. 
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MlllalS   (J.    G.).     THE   LIFE   AND  LET- 
TERS     OF      SIR      JOHN     EVERETT    i 
MILLAIS.        Illustrated.       Neiv    Edition.     \ 
Petny    Bva.     js.  td.  mt. 

Milne  'J.  G.).  A  HISTORY  OF  EGYPT 
UNDER  ROMAN  RULE.  Illustrated. 
Cr.  ivo.     ts. 

Moffat  (MaryM.).  QUEEN  LOUISA  OF 
PRUSSIA.  Illustrated.  Fourth  Edition. 
Cr.  Zve.     ts. 

MARIA  THERESA.  Illustrated.  Defny 
ifO.      icj.  6d.  net. 

Money  (L.  G  Chlozza).  RICHES  AND 
POVERTY,  1910.  Ttntk  and  Rcvued 
Edition.     Demy  ivo.     5J.  net. 

MONEY'S  FISCAL  DICTIONARY.  1910. 
Second  Edition.     Demy  ivo.     5J.  net. 

INSURANCE  VERSUS  POVERTY.  Cr. 
iva.      St.  net. 

THINGS  THAT  MATTER:  Papers  o.w 
Subjects  which  are,  or  ought  to  bb, 
UNDEK  Discussion.     Detr.y  ivo.     $s.  net. 

MontagueCC.E.).  DRAMATIC  VALUES. 
Second  Edition.     Ecafi.  hvo.     ss. 

Moorhouse  (E.  Hallam).  NELSON'S 
LaDY  HAMILTON.  Illustrated.  Third 
Edition.     Demy  8rv'.     ^s.  td.  net. 

•Morgan  (C.  Lloyd).  INSTINCT  AND 
EXPERIENCE.     Cr.lvo.     51.  net. 

•Nevill    (Lady   Dorothy).     MY   OWN 

TIMES.     Edited  by  her  son.      De)>iy  ivo. 
i^s.  net. 

Norway  (A.  H.).  NAPLES:  Past  and 
Present.  Illustrated.  Eourth  Edition. 
Cr.  ivo.    f>t. 

'O'Donnell    (Elliott).       WEREWOLVES 

Cr.  &V0.     iS.  net. 

Oman  (C.  W.  C),  A  HISTORY  OF  THE 
ART  OF  WAR  IN  THE  MIDDLE 
AGES.  Illustrated.  Demy  &v».  lot.  td. 
net. 

ENGLAND  BEFORE  THE  NORMAN 
CONQUEST.  With  Maps.  Second 
Edition.     Demy  %vo.     loi.  6a.  net. 

Oxford  (M.  N.).  A  HANDBOOK  OF 
NURSING.  Sixth  Edition,  Rtvited.  Cr. 
%vo.     -y.  td.  net. 

Pi^kes  (W.  C.  C).  THE  SCIENCE  OF 
HYGIENE.  Illustrated.  Second  and 
Clua^er  Edition.  Revised  by  A.  T. 
Nankivbll.     Cr,  Bt/».     5x.  ntt. 

Parker  (Erie).  THE  BOOK  OF  THE 
ZOO.  Illustrated.  Second  Edition.  Cr. 
8w.     tt. 

Pears  (Sir  Edwin).  TURKEY  AND  ITS 
PEOPLE.  Second  Edition.  Demy  6vo. 
lai.  6.^.  tut. 


Petrle  (W.  M-  Flinders).     A  HISTORY 

OF  EGYPT.     Illustrated.    In  Six  Volume,. 

Cr.  ivo.     6t.  each. 
Vol.   I.      From   ths   1st   to   the  XVIth 

Dynasty.     Seventh  Edition. 
Vol.    II.       The    XVIIth    and    XVIIIth 

Dynasties.     Fourth  Edition. 
Vol.  III.     XIXth  to  XXXth  Dynasties. 
Vol.  IV.       E<;ypt    u.nder  the  Ptolemaic 

Dynasty.     J.  P.  Mahafpv. 
Vol.  V.    Egypt  ondkr  Roman  R(7le.    J.  G. 

MiLNS. 

Vol.    VI.    Egypt    in   t- •     M idols   Ages. 

Stanley  Lane-Poole. 
RELIGION      AND      CONSCIENCE     IN 

ANCIENT  EGYPT.     Illustrated.    Cr.  %vo. 

3J.  td. 
SYRIA  AND  EGYPT,  FROM  THE  TELL 

EL     AMARNA      LETTERS.        Cr.  %vo. 

at.  td. 
EGYPTIAN  TALES.     Translated   from  the 

Papyri.    First  Series,  ivth  to  xiith  Dynasty. 

Illustrated.       Second   Edition.        Cr.    ivo. 

y.  td. 
EGYPTIAN  TALES.     Translated  from   the 

Papyri.     Second    Series,    xviiith  to    xixth 

Dynasty.     Illustrated.     Cr.  ivo.     y.  td. 
EGYPTIAN   DECORATIVE  ART.     Illus- 
trated.    Cr.  ivo.     3J.  td. 

Phelps  (Ruth  S.).  SKIES  ITALIAN:  A 
Little  Breviary  fo.h  Travellers  in 
Italy.     Fca/.  ivo.     Leather,     y.  net. 

Pollard  (Alfred  W.).  SHAKESPEARE 
FOLIOS  AND  QUARTOS.  A  Study  in 
the  Bibliography  of  Shakespeare's  Playj, 
1594-1685.     Illustrated.     Folio,     six.  net. 

Porter  (G.  R.).  THE  PROGRESS  OF 
THE  N.VnON.  A  New  Edition.  Edited 
by  F.  W.  Hirst.     Demy  ivo.     ait.  net. 

Power  (J.  O'Connor).  THE  MAKING  OK 

AN  ORATOR.     Cr.  ivo.     6t. 

Price  (Eleanor  C).      CARDINAL  DE 

RICHELIEU.   Illustrated.  Second  Edition. 
Demy  ivo.     lot.  td.  net. 

Price  (L.  L.).  A  SHORT  HISTORY  OF 
POLITICAL  ECONOMY  IN  ENGLAND 
FROM  ADAM  SMITH  TO  ARNOLD 
TOYNBEE.  Seventh  Edition,  Cr.  ivo. 
as.td. 

Pycrafl  (W.  P.).  A  HISTORY  OF  BIRDS. 
Illustrated.     Demy  ivo.     lar.  td.  net. 

Rawllngs  (Gertrude  B.).  COINS  AND 
HOW  10  KNOW  THEM.  Illustrated. 
Third  Ei'ition.     Cr.  ivo.     ts. 

Regan  (C  Tate).  THE  FRESHWATER 
FISHES  OF  THE  BRITISH  ISLES. 
Illustrated.     Cr.  ivo.     tt. 

Reid  (Archdall).  THE  LAWS  or  HERE- 
DITY Second  Edition.  Demy  ivo,  an. 
met. 
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Robertson  (C  Grant).  SELECT  STAT- 
UTES,  CASES,  AND  DOCUMENTS, 
1660-1894.     Demy  ivo.     loi.  6d.  net. 

ENGLAND  UNDER  THE  HANOVER- 
IANS. Illustrated.  Stand  Edition.  Demy 
%vo.     101.  bd.  net. 

Roe  (Fred).  OLD  OAK  FURNITURE. 
Illustrated.  Second  Edition.  Demy  %vt. 
i&r.  td.  net. 

•Ryan  (P.  F.  W.).  STUART  LIFE  AND 
MANNERS;  A  Social  History.  Illus- 
trated.    Demy  Zvo.     icr.  td.  net. 

St.  Francis  of  Assist.  THE  LITTLE 
FLOWERS  OF  TilE  GLORIOUS 
MESSER,  AND  OK  HIS  FRIARS. 
Done  into  English,  wiih  Notes  by  William 
Hetwood.    Illustrated.    Demy  Zvo.  is.  net. 

'Sakl'    (H.    H.    Munro).       REGINALD. 

Third  Edition.     Fcap.%vo.     ts.  td.  net. 
REGINALD     IN     RUSSIA.       Fcap.    8ro. 
IS.  dd.  net. 

Sandeman  (C  A.  C).  METTERNICH. 
Illustrated.     Demy  Sva.     loJ.  6d.  net. 

SchidPOWltZ  (Philip).  RUBBER.  Illus- 
trated.    De>'iy  Zvo.     10s.  6d.  net. 

Selous  (Edmund).  TOMMY  SMITHS 
ANIMALS.  Illustrated.  Eleventh  Edi- 
tion.    Fcap.  Zvo.     ■u  td. 

TO.MMY  SMITHS  OTHER  ANIMALS. 
Illustrated.  Fifth  Edition.  Fcap.  %vo. 
IS.  td. 

JACK'S  INSECTS.    Illustrated.  Cr.Zvo.  tt. 

Shakespeare  (William). 

THE  FOUR  FOLIOS.  1623;  1631;  1664; 
1685.  Each  £4,  4J.  net,  or  a  complete  set, 
{,11  uj.  net. 

T4E  POEMS  OF  WILLIAM  SHAKE- 
SPEARE. With  an  Introduction  and  Notes 
by  Georgb  Wtndham.  Demy  ivt.  Buck- 
ram.    10s.  td. 

Shelley  (Percy  Bysshe).  THE  POEMS 
OF  PERCY  HYSSHE  SHELLEY.  With 
an  Introduction  by  A.  Clutton-Brock  and 
notes  by  C.  D.  LocoCK.  Ttvo  Volumes. 
Demy  &vo.     ais.  net. 

Sladen  (Douglas^.  SICILY:  The  New 
Winter  Resort.  Illustrated.  Second  Edition. 
Cr.  Zvo.     5J.  net. 

Smith  (Adam).  THE  WEALTH  OF 
NATIONS.  Edited  hy  Edwin  Cannan. 
Two  Volumes.     Demy  %vo.     aix.  net. 

Smith  (G.  Herbert).  GEM-STONES 
AND  THEIR  DISTINCTIVE  CHARAC- 
TERS.    Illustrated.     Cr.ivo.     tt.net. 

Snell  (F.  J).     A    BOOK    OF    EXMOOR. 

Illustrated.     Cr.  ivo.     tt. 
k'HE   CUSTOMS    OF    OLD    ENGLAND. 

Illustrated.     Cr.  Zvo.     6s. 


'Stancllffe.'  GOLF  DO'S  AND  DONT'S. 
Fourth  Edition.     Fcap.  Zvo.     xs.  net. 

Stevenson  (R.  L.).  THE  LETTERS  OF 
ROBERT  Li  )UIS  STEVENSON.  Edited 
by  Sir  Sidnkv  Colvin.  A  New  mnd  En- 
larged Edition  in  /our  volumes.  Third 
Edition.  Fcap.  Zvo.  Each  5*.  Leather, 
each  sj.  net. 

Stevenson  (M.  L).  FROM  SARANAC 
TO  THE  MARQUESAS  AND  BEYOND. 
Being  Letters  written  by  Mrs.  M.  I.  Stevrn- 
SON  during  1887-88.  Illustrated.  Cr.  %vo. 
ts.  net. 

LETTERS  FROM  SAMOA,  1891-95.  Edited 
and  arranged  by  M.  C.  Balfour.  Illus- 
trated.    Second  Edition.     Cr.  Zvo,     ts.  net. 

Storr  (Vernon  F.).  DEVELOPMENT 
AND  DIVINE  PURPOSE.     Cr.  Zvo.     5/ 

net. 

Streatfelld  (R.  A.).  MODERN  MUSIC 
AND  MUSICIANS.  Illustrated.  Seco,:d 
Edition.     Defny  ivo.     -js.  td.  net, 

Swanton  (E.  W.l.  FUNG!  AND  HOW 
TOKNOWTHE.M.  Illustrated.  Cr.  Zvo. 
ts,  net. 

Symes  (J.  E).  THE  FRENCH  ^■EXO- 
LWIO'H.  Second  Edition.   Cr.  Zvo.    as.  td. 

Tabor  (Margaret  E.)  THE  SAINTS  IN 
ART.     Illustrated.     Fca/.  Zvo.    3s.  td.  net 

Taylor  (A.  E).  ELEMENTS  OF  META- 
PHYSICS.  Second  Edition.  Demy  Zvo 
loj.  td.  net. 

Taylor  (Mrs-  Basil)  'Harriet  Osgood  . 
JAPANESE  GARDENS.  Illustrated. 
Cr.  i,to.     31S.  net. 

Thibaudeau  (A.  C.l.  BONAPARTE  AND 
THE  CONSULATE.  Translated  and 
Edited  by  G.  K.  Fortescuk.  Illustrated. 
Demy  810.     loJ.  6d.  net. 

Thomas  (Edward).  MAURICE  MAE- 
TERLINCK. Illustrated.  Second  Edition. 
Cr.  Zvo.     ss.  net. 

Thompson  (Francis).  SELECTED 
POEMS  OF  FRANCIS  THOMPSON. 
With  a  Bio^aphical  Note  by  Wilfrid 
Meynf.ll.  With  a  Portrait  in  Photoeravure. 
Seventh  Edition.     Fcap.  Zvo.     5J.  net. 

TUeston  (Mary  W.).  DAILY  STRENGTH 
FOR  DAILY  NEEDS  Nineteenth  Edi- 
ticn.  Medium  \tmo.  is.  td  net.  Lamb- 
skin 3J.  td.  net.  Also  an  edition  in  superior 
binding,  ts. 

THE  STRONGHOLD  OF  HOPE. 
Medium  \tmo.     aj.  td.  net. 

Toynbee (Paget'.  DaNTE  ALIGHIERI 
His  LiFK  and  Worki.  With  16  Illustra- 
tions. Fourth  and  Enlarged  Eaiti^n.  Cr. 
Zvo.     $s.  net. 
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Trftvelyan  iC  M.).  ENGLAND  UNDER 
THE  SlUARTS.  With  Maps  and  Plans. 
Fifth  Edition.      Dtmy  ivt.      los.  bd.  nit. 

Trlggs  (H.  Inlgo).  TOWN  PLANNING  : 
Past,  Prksbnt,  and  Possiblb.  Illustra- 
ted. Stcond  Edition,  Widi  Rttyal  8f*. 
15/.  Htt. 

•Turner  (Sir  Alfred  E.).  SIXTY  YEARS 
OF  A  SOLDlER'b  LIFE.  D*my  Ive. 
lit.  td.  net. 

Underbill  (Evelyn).     MYSTICISM.     A 

Study  in  the  Nature  and  Development  of 
Man's  Spiritual  Consciousness.  Fourth 
Edition.     Demy  ivff.     ISJ.  net. 

•Underwood  (F.  M.).  UNITED  ITALY. 
Vemy  Sva.     lot.  6d.  tut. 

Urwlek  (E.  J,).  A  PHILOSOPHY  OF 
SOCIAL  PROGRESS.     Cr.  Zvo.    6s. 

Vaughan  (Herbert  M.).  THE  NAPLES 
RIVILRA.     Illustrated.      Stcotid  Edition. 

Florence"  and  her  treasures. 

Illustrated.  Fcaf.  Zvo.  Round  comers. 
%s.  net. 

Vernon  (Hon.  W.  Warren).  READINGS 
ON  THE  INFERNO  OK  DANTE.  With 
an  Introduction  by  the  Rkv.  I  )r.  Moork. 
Two  Volumes.  Second  Edition,  Cr.  ivt. 
15J.  net. 

READINGS  ON  THE  PURGATORIO 
OF  DANTE.  With  an  Introduction  by 
the  late  Dean  Church.  Two  Volumis. 
Third  Edition.     Cr.  ivo.      13X.  net. 

READINGS  ON  THE  PARADISO  OF 
DA^TE.  With  an  Introduction  by  the 
BiSHor  or  Ripon.  Twt  Volumes.  Second 
Edition.     Cr.  %v».     ijr.  net. 

Wade  (G.  W.).  and  Wade  (J.  H). 
RAMBLES  IN  SOMERSET.  Illustrated. 
Cr.  ivo.     6j. 


Waddell  (L.  A.).  LHASA  AND  US 
MYSTERIES.  With  a  Record  of  the  Ex- 
pcr'ition  of  1903-1904.  illustrated.  Ihiid 
andCheaptr Edition.     Medium  ivo.     js.td. 

•ut. 

Wasrner  (RlchardX  RICHARD  WAG- 
NER'S iMUSlC  DRAMAS:  Interpreta- 
tion!, embodying  W.-,gners  own  explana- 
tions. By  Alicb  Leiohtom  Cleathek 
and  Bash.  Crump.     Fcap.  tvo.  ts.  6d.  each. 

ThK    Ri^:G    of   tub    NiBtLUNO. 

Fifth  Edition. 
Paxsifai.,  Lohbngkin,  and  thb  Holy 

GSAIL. 

TFISTAhJ    AND    ISOLDB. 

TANtlMAL'SBK  AND   TUB     M ASTERSINCBRS 

Of  NyiuiMBiiHr.. 


Waterhouse  (Elizabeth).    WITH  THK 

SUMPLE-HEARTED:  Little  Homllirji  to 
Women  in  Country  Places.  Third  Editicn. 
Small  Pott  iva.     2S.  net. 

THE  HOUSE  BY  THE  CHERRY  TREE. 
A  Second  Series  of  Little  Homilies  to 
Women  in  Country  Places.  Small  Pott  iva. 
IS.  net. 

COMPANIONS  OF  THE  WAY.  Being 
Selections  for  Morning  and  Evening  Read- 
ing. Chosen  and  arranged  by  Elizabeth 
Waterhouse.     Large  Cr.  Zvo.     5J.  ntt, 

THOUGHTS  OF  A  TERTIARY.  Small 
Pott  %vo.     If.  ntt. 

Waters  (W.  G.).  ITALIAN  SCULFfORS 
AND  SMITHS.  Illustrated.  Cr.  tvo. 
■js.  6d.  net. 

Watt  (Francis).  EDINBURGH  AND 
THE  LOIHIANS.  Illustrated.  Second 
Edition.     Cr.  Zvo.     los.  6d.  net. 

•Wedmore  (Sir  Frederick).  MEMO- 
RIES.    Demy  Svo.     js.  6d.  net. 

Welgall  (Arthur  E.  P.).  A  GUIDE  TO 
THE  ANTIQUITIES  OF  UPPER 
EGYPT:  From  Abydos  to  the  Sudan 
Frontier.    Illustrated.    Cr,  Svo.    js.  6d.  ntt. 

Welch  (Catharine).  THE  LITTLE 
DAUPHIN.     Illustrated.     Cr.  Zvo.     6s. 

Wells  (J.).  OXFORD  AND  OXFORD 
LIFE.      Third  Edition.      Cr.  Svo.      3s.  6d. 

A  SHORT  HISTORY  OF  ROME.  Eleventh 
Edition.      With  3  Maps.      Cr.  Svo.     2s.  td. 

Wilde  (Oscar).  THE  WORKS  OF  OSCAR 
WILDE.  In  Twelve  Volumes.  Fcap.  8p». 
5x.  net  each  volutne. 

I.  Lord  Arthur  Savilb's  Crimb  and 
thb  Portrait  of  Mr.  W.  H.  11.  The 
DucHBSs  OP  Padua.  hi.  Poems.  iv. 
Lady  Windkr.mkre's  Fan.  v.  A  Woman 
of  No  Importance,  vi.  An  Ideal  Hus- 
band. VII.  The  Importance  of  being 
Earnest.  vim.  A  House  of  Pome- 
granates. IX.  Intentions,  x.  Db  Pro- 
FUNDis  AND  Prison  Letters,  xi.  Essays. 
XII.  Salo.mA,  a  Florentine  Trac.edy, 
and  La  Saints  Courtisane. 

Williams  (H.  Noel).  THE  WOMEN 
BONAPARTES.  The  Mother  and  three 
Sisters  of  Napoleon.  Illustrated.  Twc 
Volumes.     De>nv  Svo.     24J.  net. 

A  ROSE  OF  SAVOY  :  Marib  Ad4laIde  of 
Savoy,  Due  hb-^sb  le  Bourgogne,  Mothek 
OF  Louis  xv.  Illustrated.  Second 
Edition.     Demy  Svo.     151.  net. 

THE  FASCINATING  DUG  DE  RICHE 
LIEU:  Louis  Francois  Armand  cr 
Plessis  (1696-1788).  lUusUated.  Dtmy  Svo. 
iss.  net. 

A  PRINCESS  or  ADVENTURE  :  Maris 
Caroline,  Duchessb  db  Bbrry  (1798 
1870).     lUustr.ited.     Demy  Svo.     151.  net. 
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Wood  (Sir  Eveiyn).     FROM   MlDSHII'.      Wordswcpth  ^W).    THE  POEMS.    Wit>. 

MAN    TO    FIELD-MARSMAL.         Illut-  ac    Introduction    2nd    Notes    by    Nowbll 

trated.     Fifth  Edititn^    Dtmy\v0.      u.  i^  C.Smith.     Im  Iky-et  y0lumti.     Dtmytf. 

rut.     Ali*  Fcaf.  iv«.      11.  iti.  i^i.  tut. 

THE  REVOLT  IN  HINDUSTAN  (i»57-?9). 

l!Iiutr»ted.     Stcond  Kdiiitn.     Cr.lis.     Ir.    |    yeatS    (W.  B.).        A     BOOK    OF    IRISH 
Wood    (W.    Birkbeck),    »nd    Edmonds   i      VERSE.    Third  Ediium,  Cr.tv*.    %s.tl. 

(Co!.   J.    E.  .       A    HISTORY    OF    THB 

CIVIL      WAR       IN      THE      UNITED    I 

STATES  (t86i-s).     With    »n    Introduction 

by  Spenskr   Wilki.nson.     With    »4   Mapi    I 

and   Plant.      Third  Edition..      Demy   ive.    I 

uf.  6d.  net.  ■ 


Part    II. — A   Selection  of  Series, 

Ancient  Cities. 

General  Editor,  B.  C.  A.  WINDLB. 

Cr.  ivt,     4J.  6d.  net  tack  velume. 

With  Illustrations  by  E.  H.  Nbw,   and  oiher  Artists. 


Bbistou     Alfred  H»nrey. 
Cantsfbury.     J.  C.  Cox. 
Chestbr.     B.  C.  a.  Windle. 
DuBUK.     S.  A.  O.  Fitzpatrick. 


Edinburgh.    M.  G.  WiliiimjoB. 
Lincoln.     E.  Mansel  Sympioo. 
Shriwsburv.     T.  .Auden. 
Wklls  and  GtAiTONBi'sr.     X.  S.  Hokau. 


The  Antiquary's  Books. 

General  Editor,  J.  CHARLES  COX 

Dtmy  %vo.     "js.  (>d.  net  each  vtluvit. 

With  Numerous  Illustrationi. 


ARCH/eot.oo»      AH»      Fau«     Antiquities. 

R.  Munro. 
Bellhop  E.ngland.Thb.    Canon  J.  J.  Raven. 

.'Second  Edition. 
Brasses   of   England,   The.      Herbert  W. 

Msclclin.     Sec»Hd  Edition 
Ceitic    Art    in     Pagan    and    Chris-"  ian 

TiMKS.     J.  Rorailly  Allen.    Stcfnd  Edition. 
Castls-   and  "^/aiijid  Tovhs  of  England, 

The.     k.  Hii.  vsy. 
DoMESD.w  Inquest,  Tnk.   Adolphus  Ballard. 
English    Church    Furkiti  fk.      J.  C-  Cox 

acd  A.  Harv-y.     Second  Edition. 
Ekoush  Costume.     Frf..Ti  Pithistoric  Times 

to   th«    End    of   the    Eighteenth    C»ntury. 

GeOTge  Clinch. 
Ehgiish    Monastic    Lirr      Abbot  Gasquet. 

Fovrth  Edition. 
Eholibh  Seals.     J.  Harrey  Ploom. 
Folk-Lore    a«    am    HiSTcr'c   I.    SciivcB 

Sir  O.  L.  Oomm*. 

•  'ILM    AN9    CoMrANIB*     OF     I.ONDCH,     Th3 
OMTg.  Unwia. 


Manor    and     Manorial    Records,    The 

Nathaniel  J.  Hone.     Stctnd  Edition. 
Medi.«val    HosriTALs   or  E.solano,    Th». 

Rolha  Mary  Clay. 
Old    English     Instruments    or     Music. 

F.  W.  Gal  pin.     Second  Edition. 
Old  English  Lisxariss.     Jam;!  Hutt. 
Old      Service      Books    of    the    Enoiish 
Church.      Cbristophar    Wordsworth,    ana 
Henry  Littlehales.     Socond  Edition. 
Parish     Life     in     MedijCval     England. 
I        Abbot  Gasquet.     Tkird  Edition. 
Parish    Registers    or     Esglamd,     Tns. 

J.  C.  Cox. 
Remain:;    or     -riig    Prehistoric    Aci     in 
Engian*.        B.    C.    a.    V.-:n^.!e.        Sf.:-^nd 
Edition. 
I    Roman  Lra  in  Britaik,  The.    J.  Ward. 
Romanc-Briti5K    Buildings   an»    Earth- 
works.   J.  Ward. 
I    Royal  Foebbts  or  Kmglawd,  Th».     J    C. 
j        Cox, 
I    &>iujKzc  or  British  Saints.     J.  C  Wvl. 
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The  Arden  Shakespeare. 

Demy  ovo.     2.r.  6^.  net  each  volume. 


An  edition  of  Shakespeare  in  single  Plays 
Textual  Notes,  and  a  Commtn 
All's  Wbll  That  Ends  Well. 
Antony  and  Clkopatra. 
Cymbeline. 

Comedy  op  Errors,  Tub. 
Hamlit.     Third  Edition. 
Julius  Caksar. 
•King  Hknrt  iv.     Pt.  i. 
Kino  Henry  v. 
King  Henry  vi.     Pt.  i. 
Kino  Hbnry  vi.     Pt.  ii. 
Kino  Henry  vi.     Pt.  hi. 
Kino  Lear. 
*KiMO  Richard  ii. 

KlMO  RjCHARD  III. 

Life  and  Death  op  King  John,  Thr. 

Lovr's  Labour's  Lost. 

Macbktil 


;  each  ediied  with  a  full  Introduction, 
tary  at  the  foot  of  the  page. 

Measure  for  Measure. 

Merchant  of  Venice,  The. 

Mbkrv  Wives  ok  Windsor,  Thk. 

Midsummer  Night's  Dream,  A. 

Othhllo. 

Perici-ks. 

Romeo  and  Juliet. 

Taming  of  the  Shrf.w,  The. 

Tempest,  The. 

TiMON  of  Athens. 

Titus  Andronicus. 

Troilus  and  Cressida. 

Two  Gentlemen  of  Verona,  Th^ 

Twelfth  Night. 

Vknus  and  Adonis. 

•Winter's  Tale,  The. 


Classics  of  Art. 

Edited  by  Dr.  J.  II.  W,  LAING. 
With  numerous  Ilhistrations.      Wide  Royal  8vo. 


The  Art  of  the  Greeks.  H.  B.  Walters. 
13S.  td.  tut. 

Thk  Art  of  the  Romans.  H.  B.  Walters. 
15*.  fUt. 

Chardin.     H.  E.  .\.  Furst.     12s.  6d.  net. 

Donatklijj.     Maud  Cruttwell.      15J.  net. 

Florentin*  Sculptors  of  the  Renais- 
sance. WilheLii  Bode.  Translated  by 
Jessie  Haynes.     laj.  (td.  net. 

George  Romney.  Arthur  B.  Chamberlain, 
lar.  dd.  ntt. 

Ghirlandaio.  Gerald  S.  Davies.  Second 
Edition.    lox.  td. 


MiCHKLANGKLO.     Gerald  S.  Davies.     i«.  (yd, 

net. 
Rubens.     Edward  Dillon,     25^.  net. 
Raphael.    A.  P.  Oppe.     laj.  td.  net. 
Rembrandt's  Etchings.    A.  M.  Hind. 
•Sir     Thomas     Lawrence.        Sir    Walter 

Armstiong.     11s.  net. 
Titian.     Charles  Ricketts.     15J.  net. 
Tintoretto.     Evelyn  March  Phillipps.     15^. 

net. 
Turner's  Sketches  and  Drawi.vgs.    A.  J. 

Finberg.     f2S.  id.  net.      Second  Edition. 
Velazi^uez.     A.  de  Beruete.     los.  td.  net. 


The  "  Complete  "  Series. 

Fully  niusiraied.     Demy  8w. 


Thk  CoMPlXTK  Billiard  Player.     Charles 

Roberts.     lOJ.  td.  net. 
Th«    Completk    Cook.      Lilian    Whitling. 

7».  td.  ntt. 
The    Complete    Cricketer.  All)ert    E. 

Knight.     ^^.  6./.  net.     Second  Edition. 
The  Comflktb  Foxhuntbr.     Cliarles  Rich- 
ardson,    lai.  td.  net.     Second  Edition. 
Tkb    Complsie     Golfer.      Harry   Vardon. 

tor.  td.  ntt.     Twelfth  Edition. 
The    Complete    Hockky-Plaver.     Eustace 

E.  White,     it.  net.     Second  Edition. 
TwB     Complete     Lawn    Te.nnis     Player. 

A.    WalUs    Myers.       to/,    td.   net.        Third 

Edition,  Revised. 
The   Complete   Motorist.     Filson    Youni;. 

i«.  td.  ntt.     A'<  w  Edition  {Seventh). 


liiE     Complete      Mountaineer.       G.    D. 

Abraham.     15J.  net.     Second  Edition. 
The  Complete  Oarsman.     R.  C.  Lehmann. 

loj.  td.  net. 
The  Complete  Photographer.      R.  Child 

Bayley.     lor.  td.  net.     Fourth  Edition. 
The  Complete  Rugby  Footballer,  on  the 

Nkw^  Zealand   System.     D.  Gallaher  and 

W.  J.  Stsad.     lar.  td.  net.     Second  Edition. 
The    Complete    Shot.      G.    T.    Teasdale- 

Buckell.     lis.  td.  ntt.      Third  Edition. 

jt.td 

'The  Co.mpletf  V.-.chtsman.     B.  Heckstsll- 
Smilhand  E.  du  Koulay.     15?.  net. 
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The  Connoisseur's  Library. 

IVtiA  lurnrrous  Illustrations.      Wide  Royal  Svo.     25/.  nfi  each  volumt. 


Knclisk    Fu«nitu««.     F.  S.  Robinton. 
English  Cololrsd  Books.    Martin  Hardie. 
Etchings.    Sir  F.  Wedmore.    Stctnd Editi»n. 
EuKorEAN    Enamels.      Henry   H.    Cuuyng- 

hame. 
Glass.     Edward  Dillon. 
Goldsmiths'     and     Silversmiths*     Work. 

Kelson  Dawson.     Strond  Edition. 
Illuminatbl-  ^^ANl;sCRlrTS.     J.  A.  Herbert. 

Siccf.d  Fditiftt. 


Ivories.     Alfred  MaskelL 

Jewellery.       H.    Cliflbrd    Smith.       St^c<td 

Edition. 
Mezzotints.     Cyril  Davenport. 
Miniatures.     Dudley  Heath. 
Porcelain.     Edward  DiUon. 
•Fine  Books.     A.  W.  Pollard. 
Seals.     Walter  de  Gray  Birch. 
Wood  Scul.-tuee.     Alfred  Maskell.     Secc^ 

Editi0n. 


Handbooks  of  English  Church  History. 

Edited  by  J.   H.  BURN.      Crown  Zvo.     2s.  6a.  net  each  vc^umt. 


Tub  Foundations  of  the  English  Church. 
J.  H.  Maude. 

Thk  Saxon  Chl'rch  anp  the  Norman  Con- 
gest.    C.  T.  Cruttwell. 

The  Medieval  Church  a.sd  the  Papacy. 
A.  C.  Jenningi. 


The  Reformatiom  Period.     Henry  Ge«. 
The    Struggle    with    Puritanism.     Bruc« 

Blaxland. 
The   Church    of   England    in   the   Eicii- 
TSKNTH  CenTwSY.     Alfred  Plununer. 


Handbooks  of  Theology. 


R.L. 
Demy 


The  Ooctrinb  of  the  Incarnatioi 

Ottley.       Ei/th  Edition,  Revised. 

ivf.     I2X.  6d. 
A  History  or  Early  Christian  Doctrine. 

J.  F.  Bethune-Baker.     Demy  ivo.     lot.  td. 
An-     Introduction    to    the     History     of 

Religion.       F.  B.  Jevons.      Eij'tk  tditivn. 

L'emy  %ve.     xos.  dd. 


An  Introductiom  to  the  History  or  tb« 
Creeds.     A.  E.  Burn.    Demy  %v*.    iw.  (U, 

The  Philosophy  or  Religion  in  E.vglano 
AND  America.  Alfred  Caldecott.  Demyiv0. 
lai.  bd. 

The  XXXIX  Articles  or  the  Church  or 
England.  Edited  by  E.  C.  S.  Gibion, 
Srvenih  Edition.     Dtmyivo.     ns.dJ. 


The  "Home  Life"  Series. 

Illustrated.     Demy  %vo.     6s.  to  lOs.  f'd.  net. 
Kalherine   G 
htiss    B«tham 


Hoke   I.irs    in    Amkrica. 

Busbey.     Second  Editicn, 
Home    Lirs    in    France. 

Edwards.     H/tk  Edition. 
Home  Life  in  Gkkmanv.     Mrs.  A.  Sidcwick 

Second  Edition- 
Home  Lifb  in  HoiiAr.o.      D.  S.   Meldram 

S«ond  Edilion 


Home   Life   in   Italy.     Lina  Duff  Gordom.' 
Second  Edition. 


Home  Life  in   Noxway.      H.  K.  Danicli. 

Home  Life  in  Russia.    Dr.  A.  S.  Rappoport. 

Home    Life    in    Sfaim.      iS.  L.   BcntuwiE. 
Second  Edition. 
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The  Illustrated  Pocket  Library 

Fcap.  %vo.     3J.  dd. 
WITH     COLOURED 

Old  Coloured  Books.    George  Paston.     is. 

net. 
Thb  LiFit  AND   Death   or  John  Mvtton, 

Esq.     Nimrod.     Fifth  Edition. 
The  Life  of  a  Sportsman.    Nimrod. 
Hanoi KV   Cross.      R.   S.   Surtees.     Fourth 

Edition. 
Mr.    Spongb's    Sporting     Toi-r.       R.    S. 

Surtees.     Second  Edition. 
JoFROCKs's  Jaunts  and   Jollities.      R.  S. 

S'.iitces.      Third  Edition. 
Ask  Mamma.     R.  S.  Surtees. 
The    Analysis    of    thb    Hunting    Field. 

R.  S.  Surtees. 
The  Tour  of  Dr.   Syntax  in  Search  of 

THE  Picturesque.     William  Combe. 
The  Tour  of  Dr.   Syntax  in  Search  of 

Consolation.     William  Combe. 
The  Third  Tour  of  Dr.  Syntax  in  Search 

OF  A  Wife.     William  Combe. 
The    History    of    Johnny    Quae    Genus. 

The  Author  of '  The  Three  Tours.' 
The  English  Dance  of   Drath,   from   the 
Designs  of  T.   Rowlandson,   with    Metrical 
Illustrations    by    the    Author    of     '  Doctor 
Syntax.'     Two  Volumes. 


of  Plain  and  Coloured  Books. 

vit  each  volume, 
ILLUSTRATIONS. 

The  Dance  OF  Life:  A  Poem.     The  Author 

of  '  Dr.  Syntax.'       • 
Life  in  London.     Pierce  Egan. 
Real  Life  in  London.     An  Amateur  (Pierce 

Egan).     Two  Volumes. 

The  Life  of  an  Actor.      Pierce  Egan. 
The    Vic\r    of    Wakefieid.     Oliver  Guld- 
smilh. 

The    Military    Advkntures    of     Johnny 
Newcomk.     An  Officer. 

The  National  Sports  of  Great  Britain. 

With  Descriptions  and  50  Coloured  Plates  by 

Henry  Aiken. 
The     Advbnti'rks    of    a     Post    Captain. 

A  Naval  Officer. 
Gamonia.     Lawrence  Rawstorne. 

An     Academy     for     Grown     Horsemen. 

Geoffrey  Gambado. 
Real  Life  in  Ireland.     A  Real  Paddy. 

The  AnvKNTURES  of  Johnny  Newcome  in 

the  Navy.     Alfred  Burton. 
The  Old  English  Squire.     John  Careless. 
The    English    Spy.      Bernard  Blackmantle. 

T7V0  Volumes.      ^s.  net. 


WITH     PLAIN     ILLUSTRATIONS. 


The  Grave  :  A  Poem.     Robert  Blair. 

Illustrations  of  the  Book  of  J'-b.  In- 
vented and  engraved  by  William  IiUk;. 

Windsor   Castle.     W.  Harrison  Ainsworth. 

The  Tower  of  London.  W.  Harrison 
Ainsworth 


Frank  Fairlegh.     F.  E.  Smedley. 

The  Compleat  Angler.     Izaak  Walton  and 
Charles  Cotton. 

The  Pickwick  Paiers.     Charles  I)i.  ken*. 


Leaders  of  Religion. 

Edited  by  II.  C.  BEECHING.     IFith  Portraits. 
Crown  ?,vo.     2s.  net  each  volume. 

-MERS.     Mrs.  Oliphant.    Se'ond 


Cardinal  New.man.     R.  H.  Hutton. 

John  Wesley.     J.  H.  Overton. 

Bishop  Wilderkorce.     G.  W.  Daniell. 

Cardinal  Manning.     A.  W.  Hutton. 

Charles  Simeon.     H.  C.  G.  Moule. 

John  Knox.     F.  MacCunn.    Second  Edition. 

John  Howe.     R.  F.  Horton. 

Thomas  Ken.     F.  A.  Clarke. 

George   Fox,    thb   Quaker.     T.  Hodgkin, 

Third  Edition. 
John  Kbilk.     Walter  Lock. 


Thomas  Ch.' 

Edition. 
Lancelot  Andrkwes.    R.  L.  Ottley.    Second 

Edition. 
Augustine  of  Cantesbiry.     E.  L.  Cutts. 
William  Laud.    W.  H.  Mutton.     Third  Ed. 
John  Donne.     Augustus  Jessop. 
Thomas  Cbanmer.    A.  J.  Mason. 
Latimbr.     R.  M.  Carlyle  and  A.  J.  Carlyle. 
Bishop  Butler.     W.  A.  Spooner. 
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Mf/ihuen  and  Company  Limited 


The  Library  of  Devotion. 

With  Introductions  and  (where  necessary)  Notes. 


Small  Pott  %vo,  clolh,  2s.  ;  /eather, 
St.     Augustine. 


2s.  6d,  rut  ecuh  volume. 


Thb      Confessions 
Seventh  Edition. 

Thb  Imitation  of  Christ.     Sixth  Edition. 
The  Christian  Year.    Fifth  Edition. 
LvKA  Iknoc«ntium.     Third  Edition. 
The  Templb.     Second  Edition. 
A  Book  of  Devotions.     Second  Edition. 
A  Serious  Call   to  a  Devout  and   Holy 

Life.     Fourth  Edition. 
A  GuiDK  to  Eternity. 
The  Inner  Way.    Second  Edition. 
On  the  Love  of  God. 
The  Psalms  of  David. 
Lyra  Afostolica. 
The  Song  of  Songs. 
The  Thoughts  of  Pascal.    Second  Edition. 

A    Manual    of    Consolation    from     the 
Saints  and  Fathers. 

Devotions  from  the  Apocrypha. 

The  Spiritual  Combat. 

The  Devotions  or  St.  Anselm. 


Bishop  Wilson's  Sacra  Privata. 

Gracs  Alounding  to  the  Chief  of  Sin- 
ners. 

Lyra  Sacra  :  A  Book  of  Sacred  Verse. 
Second  Edition. 

A    Day     Rook     from     th«     Saints    and 

Fathers. 
A  Little   Book  of  Heavenly  Wisdom.    A 

Selection  from  the  English  Mystics. 

Light,  Life,  and  Lovb.  A  Selection  froni 
the  German  Mystics. 

An  Introduction  to  th»    Devout    Life. 
The   Little    Flowers     of    the    Glorious 

Messer  St.  Franc:s  and  of  his  Friars. 
Death  and  Immortality. 
The  Spiritual  Guide.    Second  Edition. 

Devotions  for  Every  Day   in  the  Wkek 

AND  THE  Great  Festivals. 
Preces  Privatas. 


Hr'RAB   Mysticak  : 
Writings  ot  Mv«ti( 


A    Day  Book  from    the 
,  of  Many  Nations. 


Little  Books  on  Art. 

With  many  Illustrations.     Demy  lb  mo.     2s.  6d.  net  each  volume. 

Each  volume  consists  of  about  200  pages,  and  contains  from  30  to  40  Illustrations, 

including  a  Frontispiece  in  Photogravure. 


Albrecht  DOrer.     L.  J.  Allen. 

Arts   of  Japan,  The.     E.   Dillon.      Third 

Edition. 
Bookplates.     E.  Almack. 
Botticelli.     Mary  L.  Bonnor. 
Burne-Jones.     F.  de  Lisle. 
Cellini.     R.  H.  H.  Cust. 
Christian  Symbolism.     Mrs.  H.  Jenner. 
Ch.'!IST  in  Art.     Mrs.  H.  Jenner. 
Claude.     E.  Dillon. 
Constable.       H.    W.    Tompkins.       Second 

Edition. 
COROT.     A.  Pollard  and  E.  Birnstingl. 
Enamels.    Mrs.  N.  Dawson.    Second  Edition. 
Frederic  Leighton.     A.  Corkran- 
Leorce  Romney.     G.  Paston.  ^ 

Greek  Art.    H.  B.  Walters.    Fourth  Edition. 
Gkkuze  and  Boucher.     E.  F.  Pollard. 


Holbein.     Mrs.  G.  Fortescue. 

Illuminated  Manuscripts.     J.  W.  Bradley. 

Jewellery.     C.  Davenport. 

John  Hoppner.     H.  P.  K.  Skipton. 

Sir   Joshua   Reynolds.      J.  Simc.      Second 

Edition. 
Millet.     N.  Peacock. 
Miniatures.     C.  Davenport. 
Our  Lady  in  Art.     Mrs.  H.  Jenner. 
Raphael.     A.  R.  Dryhurst. 
Rembrandt.     Mrs.  K.  A.  Sharp. 
*RoDiN.     Muriel  Ciolkowskji. 
Turner.     F.  Tyrrell-Gill. 
Vandyck.     M.  G.  Smallwood. 
Velazqoez.       W.    Wilberforce    and     A      R. 

Gilbert. 
Watts.    R.  E.  D.  Skeichle; .    Second  Edition 
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The  Little  Galleries. 

Demy  i6mo.     2s,  6d.  net  each  volume. 

Each  rolume  contains  20  plates  in  Photogravure,  together  with  a  short  outline  of 
the  life  and  work  of  tlie  master  to  whom  the  book  is  devoted. 


A  LiTTiJi  Gallkrt  op  Reynolds. 
A  Little  Gallkrt  of  Komnet. 

K    LlTT'.JE   GALLiKT   OF    HoPFNER, 


A  Little  Gallery  of  Millais. 

A  Little  Gallery  of  English  Poets. 


The  Little  Guidob. 

With  many  Illustrations  by  E.   H.    New  and  other  artists,  and  from  photographs. 

Small  I'ott  %vo,  cloth,  2s.  6tl.  net;  leather,  y,  6d.  net,  each  volume. 

The  main  features  of  these  Guides  are  (l)  a  handy  and  charming  form  ;  (2)  illus- 
trations from  photographs  and  by  well-known  artists  ;  (3)  good  plans  and  maps  ;  (4) 
an  adequate  but  compact  presentation  of  everything  that  is  interesting  in  the 
natural  features,  history,  archseology,  and  architecture  of  the  town  or  district  treated. 


Cambridge    and     its    Colleges.      A.     H. 

Thompson.     Third  Sdilion,  Revised. 
Channei-  Islands,  The.     E.  E.  Bicknell. 
English  Lakes,  The.     F.  G.  Bra'o»nt. 
Isle  of  Wight,  The.     G.  Clinch. 
London.     G.  Clinch. 

Malvbrh  Country,  The.     B.  C.  A.  Windle. 
North  Wales.     A.  T.  Story. 

Oxford    and     its     Colleges.       J.    Wells. 

Ninth  Edition. 
Shakespeare's  Country.     B.  C.  K.  Windle. 

Ffurtk  Editidn. 
St.   Paul's  Cathedral.     G.  Clinch. 
Westminster     Abbey.      G.    E.    Troutbeck- 

Stiond  Edition. 


Berkshire.     F.  G.  Biabant. 

BUCKINCHAMSHIKB.       E.  S.   RosCOt, 

CHKbHiR*.     W.  M.  Gailichan. 
Co«nwali_     a.  L.  Salmon. 
Dkrbyshirb.     J.  C.  Cox. 
Devon.     S.  Baring-Gould.    Second  F.Jitio 
Dorset.     F.  R.  Heath.    Stcond  Edition. 
E.<;sEx.     J.  C.  Cox. 
Hampshire.     J.  C  Cox. 
Hertfoiioshire.     H.  W.  Tompkini. 
Kh.NT.     O.  Clinch. 
Kjmiit.     C  p.  Craa*. 


LEICEiTKRSHIRE   AND    RUTLAND.      A.Harvey 

and  V.  B.  Ciowthcr-Bcynon. 
Middlesex.     J.  B.  Firth. 
Monmouthshire.     G.  W.  Wade  and    J.    R 


A.    Dutt.      Second  Edition, 


Wade. 
Norfolk.     W. 

Revised. 

Northamptonshire.     W.  Dry.     Second  Ed. 
Northumberland.     J.  E.  Morris. 
Nottingh.^mshire,     L.  Guilford- 
Oxfordshire.     F.  G.  Brabant. 
Shropshire.     J.  E.  Auden. 
SoMEKSET.     G.  W.  and  J.  H.  Wade.     Second 

Edition. 
STAKh.'KDSHiRE.     C.  Maseiield. 
Suffolk.     W.  A.  Dutt. 
Surrey.    J.  C.  Cox. 

Sussex.     F.  G.  Brabant.      Thi'd  Edition. 
Wiltshire.     F.  R.  Heath. 
Yorkshire,     The    East    Riding.       J.     E. 

Morris. 
Yorkshire,    The    North    Ridinq. 

Morris. 
Y,)RKSHiRK,    The    West    Riding. 

Morris.     Cloth,  y.  td.  ntt ;  leather 

net. 


J.    E. 


J.    E 
4/.  (.^ 


Brittany.     S.  Baring-Gould. 

Nor .\i ANDY.     C.  Scudamoi*. 
Rome.     C.  G.  Ellaby. 

Sicu-T.  r.  u.  u 
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Methuen  and  Company  Limited 


The  Little  Library. 

With  Introductions,  Notes,  and  Photogravure  Frontispieces. 
Small  Pott  ?,vo.     Each  Volumt,  doth,  \s.  6,7.  nit. 


Anon.  A  LITTLE  BOOK  OF  ENGLISH 
LYRICS.     Stcond  Edition. 

Austen    (Jane),    PRIDE  AND  PREJU- 
DICE.    Two  Volumes. 
NOKTHANGKR  AtJBEY. 

Bacon  (Francis).  THE  ESSAYS  OF 
LORD  BACON. 

Barham  (R.  H.).  THE  INGOLDSBY 
LEGENDS.     Two  Volumes. 

Harnett  fAnnle).  A  LITTLE  BOOK  OF 
ENGLISH  PROSE. 

Beckfopd  (William).  THE  HISTORY 
OF  THE  CALlt'H  VATHEK. 

Blake  (William'.  SELECTIONS  FROM 
THE  WORKS  OF  WILLIAM  BLAKE. 

Borrow    (George),    LAVENGRO.     Two 

Volumes. 
THE  ROMANY  RYE. 

Browning  (Robert).  SELECTIONS 
FROM  THE  EARLY  POEMS  OF 
ROBERT  BROWNING. 

Canning  (George).  SELECTIONS  FROM 
THE  ANTI-JACOBIN  :  with  some  later 
Poems  by  George  Canning. 

Cowley  ;Abrahaml.  THE  ESSAYS  OF 
ABRAH.AM  eOWLEY. 

Crabbe  (Georgel.  SELECTIONS  FROM 
THE  POEMS  OF  GEORGE  CRABBE. 

Craik  (Mrs.).  JOHN  HALIFAX. 
GENTLEMAN.     Two  Volumes. 

Crashaw  (Richard).  THE  ENGLISH 
POEMS  OF  RICHARD  CRASHAW. 

Dante  Alighierl.  THE  INFERNO  OF 
DANTE.     Translated  by  H.  F.  Carv. 

THE  PURGAI  ORIO  OF  DANTE.  Trans- 
lated by  H.  F.  Cakv. 

THE  PARADISO  OF  DANTE.  Trans- 
lated by  H.  F.  Carv. 

Darley  (George).  SELECTIONS  FROM 
THE  POEMS  OF  GEORGE  DARLEY. 

Deane  (A.  C).  A  LITTLE  BOOK  OF 
LIGHT  VERSE. 

Dlekens(Charles\  CHRISTMAS  BOOKS. 

Ttw  Volumes. 


Ferrier   (Susan), 

Volufties. 
THE  INHERITANCE. 

Gaskell  (iVIrs.). 


MARRIAGE.       T-.vo 
Two  Volumes. 
CRANFORD.    Second E J. 

Hawthorne  (Nathaniel).  THE  SCARLET 

LEllER. 

Henderson   (T.  F.).    A   LITTLE  BOOK 

OF  SCOTTISH  VERSE. 
Kinglake   (A.   W.).      EOTHEN.     Second 

Edition. 

Lamb  Charles).    ELIA,  AND  THE  LAST 
ESSAVS  OF  ELIA. 


Locker  (F.). 


LONDON  LYRICS. 

POEMS    OF 


Marvell   (Andrew).     THE 
ANDREW  MARVELL. 

Milton  (Johnl.  THE  MINOR  POEMS  OF 
JOHN  MILTON. 

Molr  CD.  M.).    MANSIE  WAUCH. 


BOOK 
REJECTED 


Nichols  (Bowyer).     A   LITTLE 
OF  EXGLlbH  SONNETS. 


Smith  [Horace  and  James). 

ADDRESSES. 

Sterne  (Laurence).     A  SENTIMENTAL 

JOURNEY. 

Tennyson  Alfred,  Lord).  THE  EARLY 
POK.MS  OF  ALFRED,  LORD  TENNY- 
SON. 

IN  MEMORIAM. 

THE   PRINCESS. 

MAUD. 

Thackeray   (W.  MJ.     VANITY    FAIR. 

Three  Volumes. 
PKNDENNIS.     Three  VolumeM. 
HENRY   ESMOND. 
CHRLSTM AS  BOOKS. 

Vaughan  (Henryi,  THE  POEMS  OF 
HENRY  VALGHAN. 

Waterhouse  (Elizabeth).  A  LITTLE 
BOOK  OF  LIFE  AND  DEATH. 
Thirteenth  Edition. 

Wordsworth  (W.).  SELECTIONS  FRO.M 
THE  POEMS  OF  WILLIAM  WORD.S- 
WOKTH. 

Wordsworth  (W.)  and  Coleridge  (S.T,). 
LYRICAL  BALLADS.     Second  Edition. 
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The  Little  Quarto  Shakespeare. 

Edited  by  W.  J.  CRAIG.     With  Introductions  and  Notes. 

Fott  i6i!io.      In  40  Volufiits.     Leather,  price  \s.  net  each  volume. 

Mahogany  Revolvhig  Book  Case.      \0s.  net. 


Miniature  Library. 

Demy  ■^zmo.      Leather,  is.  net  each  volume. 


EupjiKASOJi  :  A  Dialogue  on  Youth.    Edward 

FiizGerald. 

The  I. iff.  of  Edward,   Lord    Hkrdert   or 

CHfcKiJURV.  Written  by  himself. 


Poi.ONU'S :  or  Wise  Saws  and  Modern  In- 
stances.    Edward  FitzGerald. 

The  RubXivXt  of  Omar  KhayyAm.  Edward 
FitzGeraid.     Fourth  Editien. 


The  New  Library  of  Medicine. 

E<:ited  by  C.  W.  SALEEBY.     Demy  Zvo. 

Drugs  and  the  Drug  Habit.   H.  Sainsbury. 


Cark  or  THE  Body,  The.  F.  Cavanagh. 
Second  Edition.     7J.  td.  net. 

CHH.rRKN  OF  THE  NATION,  T.HE.  The  Right 
Hon.  Sir  John  Gorst.  Second  Edition. 
ft.  td.  tut. 

Control  of  a  Scourge  ;  or.  How  Cancer 
is  Curable,  The.  Cbas.  P.  Childe.  7^-  ^■ 
net. 

Diseases  of  Occupation.  Sir  Thomas  Oliver, 
loi.  td.  net.     Second  Edition. 

Drink  Problem,  in  its  Medico-Sociological 
Aspects,  The.  Edited  by  1'.  N.  Kelynack. 
^i.  td.  net. 


Functional  Nerve  Diseases.  A.  T.  Scho- 
field.     ~is.  6d.  net. 

Hygiene  of  Mind,  The.  T.  S.  Cloustoa. 
Fifth  Edition,     js.  td.  net. 

Infant  Mortality.  Sir  Gejrge  Newman. 
•js.  td,  net. 

Prevention  of  Tuberculosis  (Consumf- 
tion).  The.  Arthur  Newshohne.  los.  td. 
net.     Second  Edition. 

Air  and  Hf.ai.th.  Ronald  C.  Macfie.  jt.  td. 
net.     Second  Edition. 


The  New  Library  of  Music. 

Edited  bv  ERNEST  NEWMAN.     Illustrated.     Demy  %vo.     js.  bd.  net. 


I    H 


UGO  Wolf.     Ernest  Newman. 


Oxford  Biographies. 

Illustrated.     Fcap.  ivo.     Each  volutne,  cloth,  2s.  td.  net;  leather,  y.  6d.  net. 


Dante  Amghieri.     Paget  Toynbee.      Third 
Edition. 

GiROLAMo  Savonarola.    E.  L.  S.  Hotsburgh. 

F'ourth  Edition. 
John  Howard.     E.  C.  S.  Gibson. 
Alfred  Tennyson.     A.  C.  Benson.     Second 

Edition. 
Sir  Walier  Raleigh.     I.  A.  Taylor. 
Erasmus.    £.  F.  H.  Capey. 


The  Young  Pretender.    C.  S.  Terry. 

Robert  Burns.    T.  F.  Henderson, 

Chatham.     A.  S.  McDowall. 

Francis  of  Assisi.     Anna  M.  Stoddart. 

Canning.     W.  Alison  Phillips. 

Beaconsfield.     Walter  Sichel. 

Johann  Wolfgang  Gokthb.    H.  G.  AiUin». 

FranvoIS  db  Fi.NULON.     Vi;':ount  St.  Cyrts. 


20  Methuen  and  Company  Limited 

Three  Plays. 

'cap.  Sve.     2j.  net. 

Thx  Honkymooh.    a  Comedy  in  Thr«e  Acts.    I    Miu 

Aroold  Bennott.     St(»nd    Sditicn.  \        Knoblaucb.     Second  Editifn. 

Kismet.      Edward  Knoblauch. 

The  States  of  Italy. 

Edited  by  E.  ARMSTRONG  and  R.  LANGTON  DOUGLAS. 

Illustrated.     Demy  %V0. 

A  History  or  Miian  undkr  th*  Sfohza.    j    A  History  of  V'ekova.  A.  M.  Allen,  iw.  td. 
Cecilia  M.  Ady.     loj.  dd.  ml.  j        mi. 

A  History  or  Pexugia.     W.  HeywooH.     iii.  bd.  rut. 


The  Westminster  Commentaries. 

General  Editor,  WALTER  LOCK. 
Demy  Svc. 


by 
.6d. 


Th«  Acts  of  rf.K  Apostles. 

B.  Rackham.     SzxiA  Edititn. 
The  First  Episti.b  or  Paul  thb  Apostle 

TO  thr   Corinthia.vs.      Edited  by  H.  L. 

Goudge.      Tkird  Edition,     ts. 
The  Book   of   Exodus     Edited    by   A.    H. 

M'Neile.   With  a  Map  and  3  Plans.    lot.  td. 
The  Boost  of  Ezekieu      Edited    by  H.  A. 

Redpath.     rot.  td. 
The  Book  of  Genesis.     Edited  with  Intro- 
duction    and     Notes     by     S.     R.     Driver. 

Eiglith.  Edilion.     so*,  td. 


The  Bock  of  the  Prophet  Isaiah.  Edited 
by  G.  W.  Wade.     10/.  td.      ' 

Additions  A.VD  Corrections  iNTHE  Seventh 
AND  Eighth  Ecitions  of  The  Book  or 
Genesis.     S.  R.  Driver,     u. 

The  Book  of  Joe.  Edited  by  E.  C.  S.  Gibson. 
Second  Edition,     tt. 

The  Epistle  of  St.  James.  Edited  with  In- 
troduction and  Notes  by  R.  J.  Knowling. 
Second  Edit. on.     tt. 


The  "Young"  Series. 

Illuttratcd.      Cro-un  ivo. 


The  Young  Botanist.      W.  P.  Westell  and 

C.  S.  Cooper,     yt,  td.  net. 
The  Young  Camsmtes.    Cyril  Hall.    5*. 
The  You .nc  Eijcctxician.     UamiEoad  Hall. 

V- 


The    Yo"ng    Khgimbr. 

Third  Edition,  ^t. 
The  Youkc   Naturalist.      W. 

Stitnd  Editi*!^  tt. 
The  Vorvc  Oekitmolooist     W.  P.  Wcftell. 

V- 


HaranotMl    HaU. 
P.   Westell. 
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Methuen's  Shilling  Library. 


Fcap.  %vo. 

CcxDiTioN    or   Enolanp,    Ths.     G.  F.  G. 

Ma.sternian. 
De  Propundis.     Oscar  Wilde. 
Ffom     Midshipman     to     Field-Marshal. 


Sir  Evelyn  Wnod,  F.l 
'Ideal  Husband;  An. 
•JiMMT    Glovbk,    His 


f.,  V.C. 
Oscar  Wilde. 
Book.       James  M. 


Glover. 
•John   Botes,    King  of   th»  Wa-Kikuvu. 

John  Boyes. 
Lady  Wimdkrmbrs's  Fan.     Oscar  Wilde. 
Letters    from   a   Shlf-Madk    Merchant 

TO  H/s  Son.     Giorge  Horace  Lorimer. 
Life  of  Johw  Ruskin,  The.     W.  G.  Colling- 

wood. 
Lite  '-r  Robert   Louis    Stkvenson,  The. 

Graham  Balfour. 


U,  net. 
•LiFK  OF  Tennyson,  The.     A.  C.  Benson. 
♦Little  of  Everything,  A.     E.  V.  Lucas. 
Lord  Arthur  Savilk's  Crime.    Oscar  Wilde. 
Lore   op  the   HoNtv-BEE.  The.      Ticlcr.ei 

Edwardes. 
Man  and  the  Univkrsk.     Sir  Oliver  Lodge 
Mary    Magdalene.      Maurice  Maeterlinck 
Selected  Poems.     Oscar  Wilds. 
Sevastopol,    and    Other    Stories.        Leo 

Tolstoy. 
The  Blue  Bird.     Maurice  Maeterlinck. 
Under  Five  Reigns.    Lady  Dorothy  Nerill. 
•Vailima  Letters.    Rob-rt  LouLs  Stevenson. 
•Vicar  of  Morwenstow,  The.    S.  Barine- 

Gould. 


Books  for  Travellers. 

Crown  %vo.     6s.  each. 
Each  volume  contains  a  number  of  Illustrations  in  Colour, 
•A  Wanhersr  in  Florence.     E.  V.  Lucas. 
A  Wanderer  in  Paris.     E.  V.  Lucas. 


A  Wanderer  in  Holland.     E.  V.  Lucas. 
A  Wanderf.r  in  London.     E.  V.  Lucas. 
The  NoRFi-.LK  Broads.     W.  A.  Dutt. 
The  New  Forest.     Horace  G.  Hutcbiiisoo. 
Naples.    Arthur  H.  Norway. 
The  Cities  of  Umbria.     Ex3v/ard  Hutton. 
The  Cities  of  Spain.     Edward  Hutton. 
•The     Citiels     of     Lombardv.         Edward 

Hutton. 
Florbncs  and  Northern  Tuscany,  with 

Genoa.     Edward  Hutton. 
Siena  and   Southern  Tus-anv.      Ed.vard 

Hutton. 


Ro.ME.     Edward  Hutton. 
Venice  and  Venetia.     Edward  Hutton. 
The  Bretons  at  Homs.     F.  M.  Gostling. 
The  Land  of  Pardons  (Brittany).     Anato'.e 

Le  Braz. 
A  Book  of  the  Rhine.       S.  Baring- Gould. 
The  Naples  Riviera.     H.  M.  Vaughan. 
Days  in  Cornwall.    C.  Lewis  Hind. 
Through   East  Anglia  ih  a  Motor   Car. 

J.  E.  Vincent. 
The  Skirts  of  the  Great  City.     Mrs.  A. 

G.  Bell. 
Round  about  Wiltshit^s.      A.  G.  Bradley. 
Scotland  of  To-day.     T.  F.  Henderson  and 

Francis  Watt. 
Norway  and  its  Fjords.     M. 


A.  Wylue. 


Some  Books  on  Art. 


Art  AND  Life.  T.  Sturge  Moore.  Illustrated 
Cr.  %V9.     5X.  K€t. 

Aims  and  Ideals  im  Art.  George  Clau«n. 
Illustrated.  Second  Edition.  Large  fast 
%V0.     y.  net. 

Six  Lectuhbson  Painting.  George  Clausen. 
Illustrated.  Third  Edition.  Large  Fnt 
tv».     3/.  td.  net. 

Frakcesco  Guardi,  17H-1793.  G.  A. 
SiinoQSOo.  Illustrated.  Itn^iiJ  4/0. 
i,i  as.  net. 


Illu'^trations     of     the    Book    of    Joe. 

William  Blake.     Quarto.     £1  is.  net. 
John  Lucas,  Portr.mt  Painter,  1828-1874. 

Arthur  Lucas.     Illustrated.     Imperial  4/*. 

;£3  3».  net. 

One  H'-'surbo  Masterpieces  of  Painting. 
With  an  Introduction  by  R.  C.  Witt.  Illus- 
trated. Second  Edition.  DtfnyZz't.  101.  6d. 
net. 

A  Guide  to  the  British  Pictures  in  the 
National  Gallery.  Edward  KiDgtton. 
Illu.'(traied.     Fca/.  81^*.     3/.  fi.i.  nrt. 
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Sov«  BcoiM  ON  KKt—continutd. 

Ow«  HOHDRHD  MASTBRriKCKS  OF  SCOLrTURt 

With  an  Introduction  by  G.  F.  Hill.      lUii»- 

trated.     Demy  8z/o.      laf.  f>d.  ntt. 
X  ROMSEY  Folio.     With  an  E^say  by  A.  B. 

Chamberlain.      Imperial  F»ho.      Ais    is*- 

ntt. 
Thk  Saints   in  Art.     Margaret  E.  Tabor. 

Illustrated.     Fca^.  %vt.     jr.  dd.  mi. 
Schools  of  Painting.      Mary  Innes.      lUui- 

trated.     Cr.  iv».     iS.  net. 


Th«   POIT  iMfBMSIONISTS.     C  lewii  Hind. 

lUustratad.     XfYoJ  Sva.     7».  6d.  net. 
Celtic  Art  im  Pagan  and  Christia.w  Timbs. 

J.   R.  Allen.     Illustra:ed.    S4coitd  Edition. 

Demy  8f».     Tt.  6d.  net. 
"Classics  or  Art."     See  page  13. 
"The  Connoisseur's  Library."  Seepage  j« 
"  Little  Books  on  Art."    See  page  t5. 
"The  Littl*  Galleries."     See  page  17. 


Some  Books  on  Italy. 


k.  History  or  Milan  under  the   Sforza.    j 

CecilU  M.  Ady.      lUuiirated.      Dtmy  ivo. 

los.  U.  ntt. 
A    History    or    Vkrona.        A.    M.    Allen. 

Illustrated.     Demy  8fO.     laJ-  W.  net. 
A  History  or  Pbrugia.     William  Heywooi. 

illustrated.     Demy  ivo.     i-u.  U.  net. 
The  Lakes  or  Northern  Italy.     Richard 

Bagot.     Illustrated.     Fca^.  iv*.     s^-  '"^■ 
Woman  in  Italy.    W.  Boultlng.    Illustrated. 

Demy  ivo.     los.  td.  ntt. 
Old  Etkl-ria  and  Modern  Tuscany.    Mary 

L.  Cameron.     Illustrated.     Second  Edition. 

Cr.  ivo.     6s.  net. 
Florence  and  the  Citie»  or  Northern 

Tuscany,  with  Genoa.    Edward  Hutton. 

Illustrated.     Second  Edition.     Cr.  ivo.     w. 
Siena  and   Southern  Tuscany.       Edward 

Hutton.        Illustrated.        Second    Eaitwn. 

Cr.  ivo.     ts. 
In  Unknown   Tuscany.       Edward  Hvitton. 

Illustrated.      Second  Edition.      Demy  iio. 

■js.  td.  net. 
Venice   and    Vknbtia.       Edward    Hutton. 

Illustrated.     Cr.  ivo,     6*. 
Venice  on  Foot.   H.  A.  Douglas.   Illustrated. 

Fcap.  ivo.     sr.  net. 
Venice    and     Her    Treasures.        H.    A. 

Douglas.     Illustrated.     Fcaf.  ivt.     sr.  net. 
•The    D0GE8    or     Venicb.       Mrs.    Aubrey 

Richardson.  lUustjated.  Demy  iw0.  lor.  id. 

tut. 
Florence:    Her  History  and  Art  to  the  Fa  1 

of  the  Republic.     F.  A.  Hyett.     Dtmy  ivo. 

f$.  td.  ntt. 
Florence  and   Her   Tfeasurbs.       H.  M. 

Vaughan.     Illustrated.    Fcaf.  iv.     5*.  net. 
Country  Walks  about  Florence.    EdwarJ 

Hutton.     Illustrated.     Fca^.  ivo.     v  "''• 

Naples  :  Past  and  Present.      A    H.  Norway. 

Illustrated.      Third  Edition.     Cr.  ivo.      tt. 

The   Nafles   Riviera.       H.    M.    Vaughan. 

Illustrated.     Second  Edition.     Cr.  ivo.     61. 

Sicily  :    The  New  Winter  Resort.      Douglas 

Sladec.     Illustrated.     Stctnd  Edition.     Cr. 


Sicily.     F.  H.  Jackson.    Illustrated.      Small 
Pott  ivo.    CUtk,  3S.  6d.  •.<••• .  UatAtr,  y.  6d- 

net. 
Rome.    Edward  Huiton.      Illustrated.    Seeond 

Edition.     Cr.  ivo.     tt. 
A    Roman    Pilgrimacs.       R.    B.    Roberu. 

Illustrated.     De^iy  ivo.     iw.  6d.  ntt. 
Rome.      C.  G.  Eluby.      illastrated.      Sm^ill 

Pctt  ivo.    Cieth,  9t.  6d.  net ;  leather,  31.  i>d. 

net. 
Thb  Cities   or  Um»ria.     Edward  Hutton. 

Illustrated.     Fourth  Edition.    Cr.  ivo.     6*. 
•The  Cities  or  Lombardy.    Edward  Hutton. 

Illustrated.     Cr.  ivo.     6r. 
The    Lives     or     S.    Frasci»    or    Assist. 

Brother  Thomas  of  Cela.  o.      Cr.  %vo.     s*. 

ntt. 
Lorenzo    the    MAONiriCENT.       E.    L.    S. 

Horsburgh.      Illustrated.      Second  Edition. 

Demy  ivo.     15^.  ntt. 
GiROLAMO  Savonarola.    E.  L.  S.  Horsburgh. 

Illustrated.     Cr.  ivo.     jj.  ntt. 
St.  Catherine  or  Siena  and  Her  Times. 

By  the  Author  of"  MdUe  MorL"   Illustrated. 

Second  Edition.     Demy  ivo.     jt.  id.  net. 
Dante  and   his   Italy.        Lonsdale  Ragg. 

Illustrated.     Demy  ivo.     nr.  (,d.  net. 
Dante    Alighieri  :    His    1  if*    and    Works. 

Paget  Toynbea.     Illustrated.     Cr.  ivo.     jx. 

ntt. 
The  Medici  Popes.    H.  M.  Vaughtn.    Illus- 
trated.    Dtmy  ivo.     i-,s.  net. 
Shelley  and  His  Friends  in  Italy.     Helen 

R.  Angeli.    lUusUated.    Dtmy  ivo.    \at.  td. 

ntt. 
Home  LirE  in  Italt.       Lina  Duff  Gordon. 

Illustrated.      Stcond  Edition.      Demy  tvt. 

lot.  td.  net. 
Skies  Italian  :  A  Little  Breviary  for  Travelleri 

in  luly.     Ruth  S.  Phelps.     Fca/.  iva.     y. 

ntt. 
•A  Wanhfrkr  im  Florksce.     E.  V.  Lucas. 

Illuttraled.     Cr.  tvo.     tt. 
•United  Italy.     F.  M.  Underwood.     Dimy 

ivo.     IM.  td.  ntt. 
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Part  III. — A  Selection  of  Works  of  Fiction 


Albanesl  (E.  Maria).    SUSANNAH  AND 

ONE    OTHER.      FcMrth    Edition.      Cr. 

tvo.    6t. 
LOVE    AND    LOUISA.      Second   Edition. 

Cr.  6vo.     6t. 
THE  BROWN  EYES  OF   MARY.     TAird 

Edition.     Cr.  Svo.     6s. 
I    KNOW    A    MAIDEN.     TAird   EdUion 

Cr.  ivo.    6j. 
THE   INVINCIBLE   AMELIA:    or,    Thk 

Polite    Adventuress.       Tktrd    Edition. 

Cr.  &V0.     31.  td. 
THE     GLAD     HEART.       Fifth    Edition. 

Cr.  %vo.     6s. 
♦OLIVIA   MARY.     Cr.  Svo.    6s. 

Bagot  (Richard).  A  ROMAN  MYSTERY. 

T/iird  Edition.     Cr.  Svo.     6s. 
THE   PASSPORT.      Eourt/i    Edition.      Cf 

Zvo.     6s. 
ANTHONY  CUTHBERT.    Fourth  Edition. 

Cr.  %vo.     6s. 
LOVE'S  PROXY.     Cr.  tvo.    6t. 
DONNA    DIANA.      Second  Edition.      Cr. 

Hvo.     6s. 
CASIING    OF    NETS.     l\vel/th    Edition. 

THE  HOUSE  OF  SERRAVALLE.     Third 
Edition.     Cr.  %vo.     6s. 

Bailey  (H.  C).  STORM  AND  TREASURE. 

Third  Edition.     Cr.  Zvo.     6s. 
THE  LONELY  QUEEN.       Third  Edition. 

Cr.  %v».    61. 

Baring-Gould   (S.).       IN  THE   ROAR 

OF  THE  SEA.     Eighth  Edition.     Cr.Zvo. 

6s. 
MARGERY    OF     QUETHER.  Second 

Edition.     Cr.  %vo.     6s. 
THE  QUEEN  OF  LOVE.     Fifth  Edition. 

Cr.  Zvo.     6s. 
JACQUETTA.    Third  Edition.   Cr.  Svo.   6s. 
KITTY  ALONE.  Fifth  Edition.  Cr.Svo.  6s. 
NOEMI.     Illustrated.    Fourth  Edition.    Cr. 

%vo.     6s. 
THE      BROOM -SQUIRE.  Illustrated. 

Fifth  Edition.     Cr.  ivo.     6s. 
DAKTMOOR    IDYLLS.     Cr.  Zvo.    6s. 
GUAVAS     THE     TINNER.       Illustrated. 

Second  Edition.     Cr.  ivo.     6s. 
BLADYS  OF  THE  STEWPONEY.     Illus- 
trated.    Second  Edition.     Cr.  ivo.     6s. 
PABO   THE    PRIEST.     Cr.  Zvo.     6s. 
WINEFRKD.     Illustrated.    Second  Edition. 

Cr.Zvo.     6s. 
ROYAL  OEORGIE.    Illustrated.   Cr.Z-jo.6s. 
CHRIS   OF   ALL  SORTS.     Cr.  Zvo.    6s. 
IN    DEWISLAND.      Second  Edition.      Cr. 

tve.     6s. 
MRS.  CURGENVEN  OF  CURGENVEN. 

Fifth  Edition.     Cr.  Zvo.     6s. 


Barr  (Robert).  IN  THE  MIDST  OF 
ALAR.MS.     Third  Edition.     Cr.  Zvo.     6s. 

THE  COUNTESS  T-EKLA.  Fifth 
Edition.     Cr.  Zvo.     6s. 

THE  MUTABLE  MANY.  Third  Edition. 
Cr.  Zvo.     6s. 

Begbie  (Harold:.  THE  CURIOUS  AND 
DIVERTING  ADVENTURES  OF  .SIR 
JOHN  SP.ARROV/,  Bart.  ;  or,  Thb 
Progress  or  an  Open  Mind.  Second 
Edition.     Cr.  Zvo.     6s. 

Belloc    (H.).       EMMANUEL    BURDEN. 

MERCHANT.  Illustrated.  Second  Edition. 

Cr.  Zvo.     6s. 
A  CH.ANGE  IN   THE   CABINET.     Third 

Edition.     Cr.  Zvo.     dr. 

Belloc-Lowndes  (Mrs.).  THE  CHINK 
IN  THE  ARMOUR.  Fourth  Edition. 
Cr.  Zvo.     ts. 

*MARY   PECHFLL.     Cr.  Zvo.    6s. 

Bennett  (Arnold).     CLAYH ANGER. 

J'enth  Edition.     Cr.  Zvo.     6s. 
THE  CARD.     Si. rth  Edition.     Cr.Zvo.    6s. 
.HILDA   LESSWAVS.        Seventh    Edition. 

Cr.  Zvo.    6s. 
•  BURIED      ALIVE.        A    New    Edition. 

Cr.  Zvo.    6s. 
A   MAN    FROM   THE  NORTH.     A  New 

Edition.     Cr.  Zvo.     6s. 
THE  MATADOR  OF  THE  FIVE  TOWNS. 

Second  Edition.     Cr.  Zi'O.     6s. 

Benson  (E  F.).  DODO :  A.Detaii.  of  the 
Day.     Sixteenth  Edition.     Cr.  Zvo.     6s. 

Birmingham  (George  A.).  SPANISH 
GOLD.     Sixth  Edition.      Cr.  Zvo.     6s. 

THE  SEARCH  PARTY.  Fifth  Edition. 
Cr.  Zvo.     6s. 

LALAGB:'S  LOVERS.  Third  Edition.  Cr. 
Zvo.     6s. 

Bowen  (Marjorle).  I  WILL  MAIN- 
TAIN.     Seventh  Edition.-   Cr.Svo.     6s. 

DEFENDER  OF  THE  FAITH.  Fifth 
Edition.     Cr.  Zvo.     6s. 

•A    KNLmT   OF   SPAIN.       Cr.  Zvo.      6s. 

THE  QUEST  OF  GLORY.  Third  Edi- 
tion.    Cr.  Zvo.     6s. 

GOD  AND  THE  KING.  Fourth  Edition. 
Cr.  Zvo.     6s. 

Clifford  (Mrs.  W.  K).  THE  GETTING 
WELL  OF  DOROTHY.  Illustrated. 
Second  Edition.     Cr.  Z7>o.     3^.  6d. 

Conrad  (Joseph).  THE  SECRETAGENT: 

A  Simple  Talc.  Fourth  Ed.  Cr.  Zvo.  6s. 
A  SET  OF  SIX.  Fourth  Edition.  Cr.Zvo.  6s. 
UNDER  WESTERN  EYES.      Second  Ed. 

Cr.  Zvo.    6s. 
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•Conyers  (Dorothea.).    THE  LONELY 

MAN.     Cr.  iva.     6j. 

Corelll  fMario).  A  ROMANCE  OF  TWO 
WORLDS,     rhirty.first  Ed.    Cr.Zvo.    ts. 

VENDtTTA  ;  or,  Thk  Story  op  onb  For- 
gotten.    Twenty-ninth  Edition.    Cr.  %ve. 


6s. 
THELMA 
F<n-ty: 


A      NonwKGiAK     Princess. 
td  Edition.    Cr.  Zvo.     ts. 
ARDATH  :  The  Storv  of  a  De.\d   Self. 

Twentieth.  Edition.    Cr.  i>vo.     6s. 
THE    SOUL    OF     LILITH.       Seventeenth 

Edition.     Cr.  ivo.     6s. 
WORMWOOD  :      A    Drama     of     Pakis. 

Eighteenth  Edition.     Cr.  Zz-o.    6s. 
BARABBAS  ;    A   Dream  of  7  he  World's 

Tragedy.     Forty  sixth  Edition.    Cr.  Sto. 

6s. 
THE  SORROWS  OF  SATAN.  Fifty-seventh 

Edition.     Cr.  Zvo.     '6s. 
THE  MASTER-CHRISTL\N.     ThirUenth 

Edition.     iy<)th  Thousand.     Cr.  ivo.     6s. 
TEMPORAL    POWER  :       A     Study      in 

Supremacy.        Second     Edition.         isoth 

Thousand.     Cr.  Zvo.     6s. 
GOD'S    GOOD    MAN  :     A   Simmji    Love 

Story.      Fifteenth  Edition.      i^th  Thou- 
sand.    Cr.  tvo.     6s, 
HOLY    ORDERS:    the    Tragedy    of    a 

Quiet    Life.       Second    Edition.        izoM 

Thottsand.     Crown  hvo.     6s. 
THE     MIGHTY     ATOM.        Twenty-ninth 

Edition.     Cr.  ivo.     6s. 
BOY  :  a  Sketch.     Twelfth  Edition.    Cr.  ivc. 

6s. 
CAMEOS.    Fourteenth  Edition.    Cr.Zvo.    6s. 
THE  LIFE  EVERLASTING.       Fifth  Ed. 

Cr.  %vo.    6s. 

Crockett  (S.  J?.).  LOCHINVAR.  Illus- 
trated.    Third  Edition.     Cr.  6vo.     6s. 

THE  STANDARD  BEARER.  Second 
Edition-     Cr.  ivo.    6s. 

Croker  (B.  M.).  THE  OLD  CANTON- 
MENT.    Second  Edition.     Cr.  ivo.     6s. 

JOHANNA.     Second  Edition.     Cr.  ivo.     6s. 

THE  HAPPY  VALLEY.  Fourth  Edition. 
Cr.  ivo.     6s. 

A  NINE  D.WS'  WONDER.  Fourth 
Edition.     Cr.  ivo.     6s. 

PEGGY  OK  THE  BARTONS.  Seventh 
Edition.     Cr.  ivo.     6s. 

ANGEL.     Fifth  Edition.     Cr.  ivo.     6s. 

KATHERINE  THK  ARROGANT.  Sixth 
Edition.     Cr.  ivo.     6s. 

BABES  IN  THE  WOOD.  Fourth  Edition. 
Cr.  ivo.     6s. 

Danby  (Frank.).  JOSEPH  IN  JEO- 
PARDY.    Third  Edition.    Cr.  ivo.     €t. 

Doyle(SlrA.  Conan).  ROUND  THE  RED 
LAMP.     Twelfth  Edititm.     Cr.  ivo.     6s. 

Fenn  (G.  Manvtlle}.  SYD  BELTON: 
Thk  Boy  who  would  not  go  to  Sea 
Illuitrated.     Second  Ed.     Cr.  tvo.     v    bd. 


Flndlatep  (J.  H.).  THE  GREEN  GRAVES 
OF   BALGOWRIE.     Fifth  Edition.    Cr. 

the' LADDER  TO  THE  STARS.    Second 
Edition.     Cr.  ivo.     6i. 

Findiater  (Mary).     A  NARROW  WAY. 

Third  Edition.     Cr.  ivo.     6s. 
OVER  THE  HILLS.     Second  Edition.     Cr. 

ivo.     6s. 
THE    ROSE     OF     JOY.      Third    Edition. 

Cr.  ivo.     6s. 
A    BLIND     BIRD'S     NEST.       Illustrated. 

Second  Edition.     Cr.  ivo.     6t. 


Fry  (B.  and  C.  B).    A  .MOTHER'S  SON. 
Fifth  Edition.     Cr.  ivo.     6s. 


Harrad«n  (Beatrice).    IN  VARYING 

MOODS.   Fourteenth  Edition.   Cr.  ivo.  6s. 

HILDA  STRAFFORD  and  THE  REMIT- 
TANCE MAN.     Twelfth  Ed.    Cr.  ivc.    6s. 

INTERPLAY.    Fifth  Edition.    Cr.  ivo.    6s. 

Hichens  (Robert).  THE  PROPHET  OF 
BERKELEY  SQUARE.  Second  Edition. 
Cr.  ivo.     6s. 

TONGUES  OF  CONSCIENCE.  Third 
Edition.     Cr.  ivo.     6s. 

THE  WOMAN  WITH  THE  FAN.  Eighth 
Edition.     Cr.  ivo.     ts. 

BYEWAYS.     Cr.  Svo.     6s. 

THE  GARDEN  OF  ALLAH.  Twenty- 
first  Edition.     Cr.  Zvo.     6s. 

THE  BLACK  SPANIEL.     Cr.  iz-o.     6s. 

THE  CALL  OF  THE  BLOOD.  Sr^enth 
Edition.     Cr.  ivo.     6s. 

BARBARY  SHEEP.  Second  Edition.  Cr. 
ivo.     %s.  6d. 

THE  DWELLER  ON  THE  THRES- 
HOLD.    Cr.  ivo.     6s. 

Hope  (Anthony).     THE  GOD   IN    THK 

CAR.     Ele\:enth  Edition.     Cr.  ivo.     t. 

A  CHANGE  OF  AIR.  Sixth  Edition.  C/. 
ivo.     6i. 

A  MAN  OF  MARK.  Seventh  Ed.  Cr.  ivo.  6s. 

THE  CHRONICLES  OF  COUNT  AN- 
TONIO.    Sixth  Edition.     Cr.  ivo.     6s. 

PHROSO.  lUustiated.  Eighth  Edition. 
Cr.  ivo.     6s. 

SIMON  DALE.  lUusUated.  Eighth  Edition. 
Cr.  ivo.     6s. 

THE  KING'S  MIRROR.  Fifth  Editioru 
Cr.  ivo.     6s. 

?UISANT^.    fourth  Edition.    Cr.  Svo.    6s. 
HE  DOLLY  DIALOGUES.     Cr.  ivo.    6s. 
TALES    OF   TWO    PEOPLE.     Third  Edi- 
tion.    Cr.  Svo.     6s. 
THE    GREAT    MISS    DRIVER.       Four/A 

Edition.     Cr.  Svo.     6s. 
MRS.  MAXON  PROTESTS.      TAsrJ  Edt- 
tion.    Cr.  tvo.    6s. 

Hutten  (Baponesi  von  THE  HALO. 
/•ifth  £diiion.     Cr.  8f#.     (u. 
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'  Inner  Shrine'  (Author  of  the).  THE 
WILD  OI.IVE.  Third  Edition.  Cr.tvc. 
tt. 

Jacobs    (W.     W.)-       MANY    CARGOES. 

Tkirty-sfcond  Edition.      Cr.  Rz'c.      3J.   6d. 

•Al?o    Illustrated    in    colour.      Demy    Zvo. 

■js.  bd.  net. 
SEA  URCHINS.     Sixtttntk  Edititn.      Cr. 

%vo.     V-  i>d. 
A     MASTER    OF    CRAFT.        Illustrated. 

Ninth  Edition.     Cr.  Zvo.     -it.  6d. 
LIGHT   FREIGHTS.      Illustrated.     Ei^Aik 

Editiofi.     Cr.  ?vo.     y.  6d. 
THE     SKIPPERS    WOOING.       Elmnth 

Editi'<n.     Cr.  %ve.     3*.  (>d. 
AT  SUNWICn  PORT.     Illustrated.    T(nth 

Edition.     Cr.  Zvo.     y.  dd. 
DIALSTONELANE.    Illustrated.      Ei^hik 

Edition.     Cr.  ivo.     3/.  td. 
ODD  CRAFT.     Illustrated.     Fi/th  Edition. 

Cr.  8t<i.      V.  (>d. 
THE  LADY  OF  THE  BARGE.     Illustrated. 

Ninth  Edition.     Cr.  ivo.     3J.  td. 
SALTHAVEN.    Illustrated.    Third  Edition. 

Cr.  Hvo.     y.  td. 
SAILORS'     KNOTS.       Illustrated.      Ei/tk 

Edition.     Cr.    %vo.     3J.  td. 
SHORT    CRUISES.     Third  Edition.      Cr. 

ivo.     3x.  td. 

James  (Henry).  THE  GOLDEN  BOWL. 
1  hird  Edition.     Cr.  ivo.     t$ 

Le  Queux  (William).  THE  HUNCHBACK 

OF    WESTMINSTER.       Third   Edition. 

Cr.  ivo.     ts. 
THE    CLOSED    BOOK.      Third    Edition. 

Cr.  Zvo.     ts. 
THE     VALLEY     OF     THE     SHADOW. 

Illustrated.      Third  Edition.     Cr.  ivo.     ts. 
BEHIND  THE  THRONE.    Third  Edition. 

Cr.  ZV9.     ts. 

London  (Jack).    WHITE  FANG.    Eighth 

Editicn.     Cr.  %vo.     ts. 

Lucas  (E.  V).     LISTENERS  LURE  ;  An 

Obi.im'jh    Nakkation,       Eighth    Edition. 

Fcaf-.  ivo.     5 J. 
OVER    BEMERTON'S  :    An    Easygoing 

Chronicltt.    Ninth  Edition.    Fcap  Svo.    $s. 
MR.  INGLESIDE.    Eighth  Edition.    Fcaf. 

Svo.  $s. 
LONDON   LAVENDER.     Cr.  Bv*.    ts. 

Lyall  (Edna).  DERRICK  VAUGHAN 
NOVELIST.      44M    Thousand.     Cr.    iv* 

-,i.  Od. 

Macnaughtan  (S.).  THE  FORTUNE  OF 
CHRISTINA  M'NAB.  Fi/th  Edition, 
Cr.  87'c-..    ts. 

PEIER  AND  JANE.  Fourth  Edititn. 
Cr.  Svo.     6x. 

Malet  (Lucas).  A  COUNSEL  OF  PER 
SECTION.    Sucnd  Edition.    Cr.iv*.    6t 


THE  WAGES  OF  SIN.  Sixt€er.ih  Edition. 
Cr.  Svo.     ts. 

THE  CARISSIMA.     Fifth  Ed.    Cr.  Svo.  6s. 

THE  GATELESS  BARRIER.  Fi/i/i  Edi- 
tion.    Cr,  &VO.     ts. 

Maxwell  (W.  B.).    THE  RAGGED  MES- 

SENGER.     Third  Edition.     Cr.  Zvo.     ts. 
THE  GUARDED  FLAME.      Seventh  Edi- 

Hon.     Cr.  Zvo.     ts. 
ODD  LENGTHS.    Second  Ed.    Cr.  Svo.    ts. 
HILL  RISE.    Fourth  Edition.    Cr.  Zvo.    ts. 
THE   COUNTESS    OF    MAYBURY:   Be- 

TWREN  You  AND  I.      Fourth  Edition.     Cr. 

Zvo.     ts. 
THE  REST  CURE.     Fourth  Edition.     Cr. 

Svo.     ts. 

Milne   (A.   A.).         THE    DAY'S    PLAY. 

Third  Edition.     Cr.  Svo.     ts. 
•THE   HOLIDAY  ROUND.     Cr.  Svo.    6s. 

Montague  (C.  E.).  A  HIND  LET 
LOObE.     Third  Edition.     Cr.  Svo.     6s. 

Morrison  (Arthur).  TALES  OF  MEAN 
STREETS.    Sex'enth  Edition.  Cr.  Svo.   ts. 

A  CHILD  OF  THE  J  AGO.  Sixth  Edition. 
Cr.  Svo.     ts. 

THE  HOLE  IN  THE  WALL.  Fourth  Edi- 
tion.    Cr.  Svo.    ts. 

DIVERS  VANITIES.     Cr.  Svo.    ts. 

Oiiivant  (Alfred).  OWD  BOB,  THE 
GREY  DOG  OF  KENMUIR.  With  a 
Frontispiece.     Eleiienth  Ed.      Cr.  Svo.     ts. 

THE  TAMING  OF  JOHN  BLUNT. 
Second  Edition.     Cr.  Svo.     ts. 

•THE   ROYAL   ROAD.     Cr.  Svo.    ts. 

Onions  (Oliver).  GOOD  BOY  SELDOM  ; 
A  Romance  of  Advertisement.  Second 
Edition.     Cr.  Svo.     ts. 

Oppenheim  (E.  Phillips).    MASTER  OF 

MEN.     /•:/''''  Edition.     Cr.  Svo.    ts. 
THE     MISSING     DELORA.       Illustrated. 
Fourth  Edition.     Cr.  Svo.     ts. 

Orczy  (Baroness).  FIRE  IN  STUBBLE. 
Fi/ih  Edition.     Cr.  Svo.     ts. 

Oxenham    (John).      A    WEAVER    OF 

WEBS.   Illustrated.    Fifth  Ed.    Cr.Svo.  ts. 
PROFIT    AND    LOSS.       Fourth  Edition. 

Cr.  Svo.    ts. 
THE  LONG  ROAD.    Fourth  Edition.    Cr. 

Svo.     ts. 
THE      SONG      OF      HYACINTH,      and 

Other   Stories.      Second  Edition.      Cr. 

Svo.     ts. 
MY  LADY  OF  SHADOWS.     Fourth  Edi- 

tion.     Cr.  Svo.     ts. 
LAURISTONS.     Fourth  Edition.     Cr.  Ivo. 

ts. 
THE  COIL  OF   CARNE.     Sixth  Edition. 

Cr.  Svo.     ts. 
•THE  QUEST  OF  THE  GOLDEN  ROSE. 

Cr.  Svo.     tt. 
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Parker  tGlibert).     PIERRE  AND   HIS 

PEOPLE.     Seventh  Edition.    Cr.  lv»     6x. 
MRS.    FALCHION.      Fifth  Edition.      Cr. 

ive.    ds. 
THE    TRANSLATION    OF  A  SAVAGE. 

Fourth  Edition.      Cr.  ivt.     6i. 
THE   TRAIL   OF   THE    SWORD.      Illus- 
trated.     Tenth  Edition.     Cr.  Zvo.     6i. 
WHEN  VALMOND  CAME  TO  PONTIAC  : 

The  Story  of  a  Lost  Napoleon.       Seventh 
Edition.     Cr.  %vo.     ts. 
AN  ADVENTURER   OF  THE   NORTH. 

The    Last   Adventures   of   '  Pretty   Pierre.' 

Fifth  Edition.     Cr.  Zv%     ts. 
THE    BATTLE    OF   THE    STRONG:    a 

Romance   of   Two    Kingdoms.     Illustrated. 

Seventh  Edition.     Cr.  Zva.     6j. 
THE     POMP     OF    THE    LAVILETTES. 

Third  Edition.     Cr.  ivo.     y.  6d. 
NORTHERN   LIGHTS.     Fourth  Edition. 

Cr.  %vo.    6f. 

Pasture    (Mrs.    Henry   de   la).      THE 

TYRANT.    Fourth  Edition.     Cr.  ivo.     bs. 

Psmberton  (Max).    THE    FOOTSTEPS 

OF    A    THRONE.      Illustrated.      Fourth 

Edition.     Cr.  ivo.     6r. 
I  CROWN  THEE  KING.      Illustrated.     Cr. 

&vf.     6s. 
LOVE  THE  HARVESTER:    A  Story  of 

THK  Shires.     Illustrated.     Third  Edition. 

Cr.  ivo.     3s.  6d. 
THE      MYSTERY     OF     THE     GREEN 

HEART.     Third  Edition.     Cr.  Svo.     6s. 

Perrln  (Alice).     THE   CHARM.     Fifth 

Edition.     Cr.  Zvo.-      6s. 
•THE  ANGLO-INDIANS.     Cr.  tvo.     6s. 

Phillpotts(Eden).    LYING  PROPHETS. 

Third  Edition.     Cr.  Zvo.     6s. 
CHILDREN  OF  THE  MIST.     Sixth  Edi- 
tion.    Cr.  &V0.     6s. 
THE  HUMAN  BOY.    With  a  Frontispiece. 

Seventh  Edition.     Cr.  tvo.     6s. 
SONS    OF    THE     MORNING.        Second 

Edition.     Cr.  Zvy.     6s. 
THE  RIVER.  Fourth  £  Jit  io>t.    Cr.  ivo.    6s. 
THE    AMERICAN    PRIiiONER.      Fourth 

Edition.     Cr.  Zvo.     6s. 
KNOCK  AT  A  VENTURE.    Third  Edition. 

Cr.  Sz'O.     6s. 
THE  PORTREEVE.    Fourth  Edition.    Cr. 

ivo.     6s. 
THE  POACHER'S  WIFE.    Second  Edition. 

Cr.  ivo.    6s. 
THE  STRIKING  HOURS.  Second  Edition. 

Cr.  Svo.     6s. 
DEMETER'S       D.\UGHTER.  Third 

Edition.     Cr.  ivo.     tt. 

Pickthall   (Marmaduko).      SAID    THE 
FISHERMAN.    Eighth  Edition.    Cr.  ivo. 


'«'  (A.  T.  Quiller  Couch  .    THE  WHITE 
WOLF.    Second  Edition.     Cr.  iv.      6t. 


THE  MAYOR  OF  TROY.    Fourth  Editum. 

Cr.  ivo.  6s. 
MERRY-GARDEN    and    other    Stories. 

Cr.  ivo.  6s 
MAJOR    VIGOUREUX.      Third  Edition. 

Cr.  ivo.     6s. 

Ridge  (W.   Pett).     ERB.     Second  Edition. 

Cr.  ivo.  6s. 
A  SON  OF  THE  STATE.     Third  Edition. 

Cr.  ivo.     3f.  6d. 
A  BREAKER  OF  LAWS.    Cr.  ivo.   «.  6d. 
MRS.  GALERS  BUSINESS.      lUustjated. 

Second  Edition.     Cr.  ivo.    6s. 
THE     WICKHAMSES.      Fourth    Edition. 

Cr.  Ivo.  6s. 
NAME   OF   GARLAND.      Third  Edition. 

Cr.  &v».  6s. 
SPLENDID  BROTHER.    Fourth  Edititm. 

Cr.  ivo.  6s. 
NINE  TO   SIX-THIRTY.     Third  Edition. 

Cr.  ivo.  6s. 
THANKS     TO     SANDERSON.        Second 

Edition.     Cr.  ive.     ts. 
♦DEVOTED   SPARKES.     Cr.  tvo.     6s. 

Russell  (W.  ClarkV  MASTER  ROCKA- 
FELLAR'S        VOYAGE.  Illustrated. 

Fourth  Edition.      Cr.  ivo.      Jt.  6d. 

Sldgwlck  (Mrs.  Alfred).  THE  KINS- 
MAN. Illustrated.  Third  Edition.  Cr. 
ivo.    6s. 

THE  LANTERN-BEARERS.  Third 
Edition.     Cr.  ivo.     dr. 

ANTHEA'S  GUE3T.  Fifth  Edition.  Cr. 
ivo.     ts. 

•LAMORNA.     Cr.  tvo.     tt. 

Somerville  [E.  (E.)  and  Ross  (Martin). 
DAN  RUSSEL  THE  FOX.  Illusuated. 
Fourth  Edition.     Cr.  ivo.     6s. 

Thurston  (E.  Temple).  MIRAGE.  Fourth 

Edition.     Cr.  ivo.     6s. 

Watson  (H.  B.  Marriotts    THE  HIGH 

TOBY.      Third  E.iition.     Cr.  ivo.     6s. 
THE   PRIVATEERS.     Ulu-strated.    Second 

Edition.     Cr.  iT'O.     6s. 
ALISE    OF    ASTRA.      Third  Edition.     Cr. 

ivo.     6s. 
THE  BIG  FISH.    Second  Edition.    Cr.tvo. 

6s. 

Webling    (Peggy).      THE    STORY    OF 

VIRGINIA    PERFECT.     Third  Edition. 

Cr.  £7.'<'.  6s. 
T  H  E  S  P I R I T  O  F  M I RT  H .      J>i/th  Edition 

Cr.  ivo.  6s. 
FELIX  CHRISTIE.     Second  Edition.     Cr. 

tvo.     6t. 

Weyman  (Stanley).  UNDER  THE  RED 
ROBE.  Illustrated.  Twenty-third  Edition 
Cr.  ivo.     6s. 

Whitby  (Beatrice).  ROSAMUND.  Sec^^ 

kdiii^H.     Cr.  tfw.     6*. 
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Williamson  (C  K.  and  A.  M.)  THE 
LIGHTNING  CONDUCTOR:  The 
Strange  Adventures  of  a  Motor  Car.  Illus- 
trated. Srventeenth  Edition.  Cr.  81'*. 
6x.     Also  Cr.  %Vf.      IS.  net. 

THE  PRINCESS  PASSES  :  A  Romance  of 
a  Motor.  Illustrated.  Ninth  Edition. 
Cr,  ivo.     6j. 

LADV  BETTY  ACROSS  THE  WATER. 
Eleventh  Edition.     Cr.  %vo.     61. 

SCARLET    RUNNER.     Illustrated.      Third 

Edition.     Cr.  ivo.     6s. 
SET     IN    SILVKR.       Illustrated.       Four/A 

Edition.     Cr.  ive.     6x. 


LORD    LOVELAND    DISCOVERS 

AMERICA.     Stctnd  Edition.    Cr.  Sva.    6s. 
THE  GOLDEN  SILENCE.    Sixth  Edition. 

Cr.  ivo.    6s. 
THE   GUE.STS   OF   HERCULES.      Thtrd 

Edition.     Cr.  8r».     6s. 
•THE   HEATHER   MOON.      Cr.  ivo.    6t. 
Wyllarde  (Doir.    THE  PATHWAY  OF 

THK  PIONEER  (Nous  Autres).       Sixth 

Edition.     Cr.  bvo.     6s. 
THE       UNOFFICIAL       HONEYMOON. 

Srt'enth  Edition.     Cr.  ivo.     6s. 
THE  CAREER  OF  BEAUTY  DARLING. 

Cr.  Zvo.    6.'. 


Methuen'8  Two-Shilling  Novels. 

Crown  ?>vo.     2s.  net. 


•BoTOR  Chaperon,  Tub, 

Williamson. 
•Call  of  the  Blood,  Thb.    Robert  Hichens. 
Car    op     Destiny    and     its     Errand     in 

Spain,  The.     C.  N.  and  A.  M.  Williamson. 
Climbntina.     a.  E.  W.  Mason. 
CoLONBL  Enderby's  Wifb.     Lucas  Malet. 
Fblix.     Robert  Hichens. 
Gate  or  the  Desert,  The.   John  Oxenham. 
Mv   Friend  the  Chai'ffbub.      C.  N.  and 

A.  M.  Williamson. 


C.  N.  and  A.  M.        Princess  Virginia,  The.     C.  N.  and  A.  M. 
Williamson. 


Seats  of  thb   Mighty,  Thb.     Sir  Gilbert 

Parker. 
Servant  of  thb  Public,  A.    Anthony  Hope. 
•Set  in  Silver.    C.  N.  and  A.  M.  Williamson. 
Sbvbrins,  The.     Mrs.  Alfred  Sidgwick. 
Sir  Richard  Calmady.     Lucas  Malet 
•Vivibn.     W.  B.  Maxwell. 


Books  for  Boys  and  Girls. 

Illustrated.     Crtnvn  %vo.     3J.  W. 


Cross  and  Dacgrr.  The  Crusade  of  the 
Children,  \-i\i.    W.  Scott  Durrani. 

Ghtting  Well  of  Dorothy,  The,  Mrs. 
W.  K.  Clifford. 

Girl  of  the  People,  A.     L.  T.  Meade. 

Hepsy  Gipsy.      L.  T.  Meade,     is.  6d. 

Honourable  Miss,  The.     L.  T.  Meade. 

Master  Rockafbllar's  Voyage.  W.  Clark 
RuuelL 


Only    a    Guard-Room    Dog.         Edith    E. 

Culhell. 
Red  Grange,  The.    Mrs.  Molesworth. 
Syd    Bblton  :     The    Boy   who    would    not 

go  to  Sea.     G.  Manville  Fenn. 
There  was   once  a   Prince.'     Mrs.  M.  K. 

Mann. 
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Methuen's  Shilling  Novels. 


•Anna  or  the  Five  Towns.   Arnold  Bsnnett. 

Barbary    Sheep.     Robert   Hichens. 

Charm,  Thb.     Alice  Perrin. 

•Demon,  The.     C.  N.  and  A.  M.  Williamson. 

Guarded  Flame,  The.     W.  B.  Maxwell. 

Jank.     Marie  Corelli. 

Lady   Betty  Across   thk  Watke.     C.  N. 

&  A.  M.  Williamson. 
•Long  Road,  The.     John  Oxenham. 
Mighty  Atom,  The.     Marie  Corelli. 
Mirage.     E.  Temple  Thurston. 
Missing   Delora,  Thk.     E   Phiilips  Oppen- 


RouND  thk  Red  Lamp.    Sir  A.  Conan  Doyle. 
•Secret  Woma.s-,  The.     Kden  Phillpotis. 
•Skverins,  Thb.     Mrs.   A'fied  Sidgwick. 
ScASiSH  Gold.     G.  A.  Birmingham. 
Tales  or  Mean  Streets.     Arthur  Morrison. 
Thb  Halo.     The  Baroness  von  Hutten. 
•Tyrant,  The.     Mrs.  Henry  de  la  Pasture. 
Under  thb  Red  Robb.    Stanley  J.  Weyman. 
Virginia  Perfect.     Peggy  Webling. 
Woman    with    thb    Kan,    Thb.         Robert 
Hichens. 


The  Novels  of  Alexandre  Dumas. 

Medium  Svo.     Price  6d.     Double  Volumes ,  is. 


Act*. 

Adventures  of  Captain  Pamphile,  The. 

Amaury. 

Bird  of  Fate,  Thb. 

Black  Tulip,  The. 

BI.ACK  :  the  Story  of  a  Dog. 

Castle  of  Eppstein,  Thb, 

Catherine  Blum. 

C4CILK. 

ChAtelet,  Thb. 

Chevalier    D'Harmental,  The.     (Double 

volume.) 
Chicot  the  Jesteb, 
Chicot  Redivivus. 
Comtb  de  Montgommerv,  The. 
Conscience. 
Convict's  Son,  The. 
CoRSiCAN  Brothers,  The  ;    and  Otho  thb 

Archer. 
Crop-Eared  jAcguoT. 

DOM    GORENFLOT. 

Due  d'Anjou,  Thb. 

Fatal  Co.mbat,  Thb. 

Fencing  Master,  The. 

Fernande. 

Gabriel  Lambert. 

Georges. 

Great  Massacre,  The. 

Hbnki  de  Navarre. 

HiLkMB  DB  Cmavernt. 


Horoscope.  The. 

Leone-Leona. 

Louise  de  la  VALLifeRB.     (Double  volume. ) 

Man   in  the    Iron    Mask,  The.     (Double 

volume.) 
MaTtre  Adam. 
Mouth  of  Hell,  The. 
Nanon.    (Double  volume.) 
Olvmpia. 

Pauline;  Pascal  Bruno;  and  Bontbkoe. 
PfeRB  LA  Ruins. 
Porte  Saint-A.s-toink,  Thb. 
Prince  of  Thieves,  The. 
Rbmi.viscbncbs  of  Antony,  The. 
St.  Quentin. 
Rodin  Hood. 
Sa.muel  Gelb. 

Snowball  and  the  Sultanbtta,  The. 
Sylvandirb. 

Taking  of  Calais,  The. 
Tales  of  the  Supernatural. 
Tales  of  Strange  Auvbnturb. 
Tales  of  Terror. 

Three  Musketeers,  The.   (Double  volume.) 
Tourney  of  the  Rue  St.  Antoine. 
Tragedy  of  Nantes,  The. 
Tw-entv   Vears   After.     (Double    voluoie.) 
Wild-Duck  Shooter,  Tub. 
Wolf-Lbadrr.  The. 
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Methuen's  Sixpenny  Books. 

Medium  %vo. 


Albanesl    (E.    Maria).     LOVE    AND  , 

LOUISA.  j 

I    KNOW  A   MAIDEN.  \ 

THE  BLUNDER  OF  AN  INNOCENT.  [ 
PETRR  A  PARASITE. 

THK    INVINCIBLE   AMELIA.  i 

Anstey  ,F.;.     A  BAYARD  OK    BENG.Al..    ; 
Austeu  (J.).     PRIDE  AND  PREJUDICE.    | 
Bagot  (Richard:.  A  ROMAN  MVSTERV.    j 
CASTING   OF   NETS. 
DONNA   DIANA. 

Balfoup   (Andrew).     BY    STROKE    OF 
SVk'GRD. 

Baping-Gould  (S.).    FURZE  BLOOM. 

CHEAP   JACK   ZITA. 

KITTY   ALONE. 

URITH. 

THE   BROOM    SQUIRE. 

IN   THE   ROAR   OF   THE  SEA. 

NOEMI. 

A  BOOK  OF  FAIRY  TALES.    lUustrited. 

LITTLE   TU'PENNY. 

WINEFRED. 

THE   FROBISHERS. 

THE   QUEEN    OF   LOVR 

ARMINELL. 

BLADYS  OF    THE   STEWPONEY. 

CHRIS  OF  ALL  SORTS 

Barr  (Robert).    JENNIE  BAXTER 

IN   THE   MIDST   OF   ALARMS. 

THE   COUNTESS   TEKLA. 

THE   MUTABLE   MANY. 

Benson  (E.  F.).    DODO. 

THE   VINTAGE. 

Bronte  (Charlotte).    SHIRLEY. 

Brownell   (C.    L.).      THE    HEART    OF 
JAPAN. 

Burton  (J.  Bloundelle).    ACROSS    THE 
SALT   SEAS. 

Caffyn   (Mrs.).    ANNE  MAULEVERER. 

Capes  (Bernard).    THE  GREAT  SKENE 
MYSTERY. 

Clifford    (Mrs.  W.    K.).     A   KL.ASH   OF 

SUMMER. 
MRS.    KKITH'S  CRIMB:. 


Coroett    (Julian'       A     BUSINESS     IN 
GREAT   WATERS. 

Croker  [Mrs.  B.  M.).    ANGEL. 
A   STATE   SECRET. 
PEGGY  OF   THE   BARTONS. 
JOHANNA. 

Dame    (AUghlepi).      THE     DIVINE 
CO.MEDY  (.Cary). 

Doyle  (Sir  A.   Conan).     ROUND   THE 
RED  LAMP. 

Duncan     (Sara    Jeannette).      THOSE 
DELIGHTFUL   AMERICANS. 

Eliot    (George).     THE   MILL   ON   THE 
FLOSS. 

Findlater     (Jane    H.).      THE    GREEN 
GRAVES   OF    BALGOWRIE. 

Gallon  (Tom).     RICKERBY'S   FOLLY. 

Gaskeli  (Mrs).    CRANFORD. 
MARY    BARTON. 
NORTH   AND   SOUTH. 

Gerard    (Dorothea\      HOLY    MATRI- 

MO  NY. 
THE  CONQUEST  OF  LONDON. 
MADE  OF  MONEY. 

Glsslng(G.).    THE  TOWN  TRAVELLER. 
THE  CROWN  OF  LIFE. 

GlanviUe    (Ernest).      THE    INCA'S 

TRE.\SURE. 
THE  KLOOF  BRIDE. 

Glelg  (Charles).    BUNTER'S  CRULSE. 

Grlmni     (The    Brothers).        GRIMM'S 
FAIRY  TALES. 

Hope  (Anthony).    A  MAN  OF  MARK. 

A  CHANGE  OF  AIR. 

THE    CHRONICLES    OF    COUNT 

ANTONIO. 
PHROSO. 
THE  DOLLY  DIALOGUES. 

Hornung  (E.  W.).     DEAD  MEN  TELL 
NO  TALES. 

Hyne(C.J.  C)     PRINCE  RUPERT  THK 

BUCCANELR. 

Ingraham  (J.  H.).     THE  THRONE  OT 
DAVID. 
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Le   Queux    (W.).     THE    HUNCHBACK 

OF  WESTMINSTER. 
THE  CROOKED  WAY. 
THE  VALLEY  OF  THE  SHADOW. 

Levett-Yeats  (S.  K.).    THE  TRAITOR'S 

WAV. 
ORRAIN. 

Linton    {E.    Lynn\     THE  TRUE   HIS- 
TORY OF  JOSHUA  DAVIDSON. 

Lyall  (Edna).    DERRICK  VAUGHAN. 

Malet  (Lucas).    THE  CARISSIMA. 
A  COUNSEL  OF  PERFECTION. 

Mann    (Mrs.    M.    E.).      MRS.    PETER 

HOWARD. 
A  LOST  ESTATE. 
THE  CEDAR  STAR. 
THE  PATTEN  EXPERIMENT. 
A  WINTERS  TALE. 

Marchmont   (A.  W.).     MISER    HOAD- 

LEY'S  SECRET. 
A  MOMENT'S  ERROR. 
Mappyat  (Captain).    PETER  SIMPLE. 
JACOB   FAITHFUL. 

March  (Richard).  A  METAMORPHOSIS, 

THE  TWICKENHAM  PEERAGE:. 

THE  GODDESS. 

THE  JOSS. 

Mason  (A.  E.  W.).    CLEMENTINA. 

Mathers  (Helen\    HONEY. 
GRIFF  OF  GRIFFITHSCOURT 
SAM'S  SWEETHEART. 
THE  FERRYMAN. 

Meade  (Mrs.  L.  T.).    DRIFT. 

Miller  (Esther).    LIVING  LIES. 

Mitfopd  (Beptpam).  THE  SIGN  OF  THE 
SPIDER. 

MontresoF  ,F.  F.). 


THE  ALIEN. 
.      THE    HOLE 


Morrison    (Apthup 
THE  WALL. 

NesbIt  (E.).    THE  RED  HOUSE. 

Noppis  (W.  E.).    HIS  GRACE. 

GILES  INGILBY. 

THE  CREDIT  OF  THE  COUNTY. 

LORD  LEONARD  THE  LUCKLESS. 

MATTHEW  AUSTEN. 

CLARISSA  FURIOSA. 

OUphant  (Mrs.).    THE  LADY'S  WALK 

SIR  ROBERT'S  FORTUNE. 


THE  PRODIGALS. 

THE  TWO  MARYS- 

Oppenhelm  (E.  P.).    MASTER  OF  MEN. 

Papkep  (SlP  Gllbept).     THE  POMP  OF 

THE  LAVILETTES. 
WHEN  VALMOND  CAME  TO  PONTI.^C. 
THE  TRAIL  OF  THE  SWORD. 

Pembepton    (Max).    THE    FOOTSTEPS 

OF  A  THRONE. 
I  CROWN  THEE  KING. 
Phlllpotts  (Eden).    THE  HUMAN  BOY. 
CHILDREN  OF  THE  MIST. 
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